CORPORATION OF THE TOWNSHIP OF ESQUIMALT

DESIGN REVIEW COMMITTEE
AGENDA

WEDNESDAY, JULY 11, 2018
3:00 P.M.
ESQUIMALT COUNCIL CHAMBERS

VI.

VII.

CALL TO ORDER

LATE ITEMS

ADOPTION OF AGENDA

ADOPTION OF MINUTES — June 13, 2018
STAFF REPORT

Rezoning and Official Community Plan Amendment

636 and 640 Drake Avenue

PID 002-923-157, Lot 2 of Suburban Lot 50 and 41, Esquimalt District, Plan 25565, and;
PID 002-923-211, Lot 3 of Suburban Lot 41, Esquimalt District, Plan 25565

Purpose of Application:

The applicant is requesting a change in Official Community Plan Land Use Designation from
the current OCP designation Low Density Residential to Townhouse Residential, and a
change in zoning from the current RD-1 [Two Family Residential] zone to a Comprehensive
Development zone [CD]. These changes are required to accommodate the proposed eight
strata townhouse residences, to be constructed in three buildings on the subject property.

The existing two duplexes would be demolished and the eight new dwelling units would be
constructed. Should the rezoning be approved, the form and character of the buildings and
landscaping would be controlled by a development permit that would be considered by
Council at a future date.

Recommendation:

That the Esquimalt Design Review Committee [DRC] provide Council with comments on
the proposed redevelopment of 636 and 640 Drake Avenue, for eight (8) townhouse type
dwelling units built in three buildings; and

That the Esquimalt Design Review Committee [DRC] recommends to Council that the
application for arezoning and OCP amendment, authorizing eight (8) townhouse dwelling
units as sited on the survey plans prepared by Powell and Associates stamped “Received
June 1, 2018 and incorporating the height and massing consistent with the architectural plans
provided by Burrows Holdings Ltd. and Dimma Pacific Properties Ltd., stamped “Received
April 17, 2018”, detailing the development proposed to be located at 636 and 640 Drake
Avenue [PID 002-923-157, Lot 2 of Suburban Lot 50 and 41, Esquimalt District, Plan 25565
and PID 002-923-211, Lot 3 of Suburban Lot 41, Esquimalt District, Plan 25565], be
forwarded to Council with a recommendation to either approve, approve with
conditions, or deny the application; and provide reasons for the recommendation.

NEXT REGULAR MEETING

August 8, 2018

ADJOURNMENT



CORPORATION OF THE TOWNSHIP OF ESQUIMALT

ADVISORY DESIGN REVIEW COMMITTEE
MINUTES OF JUNE 13, 2018
ESQUIMALT COUNCIL CHAMBERS

PRESENT: Roger Wheelock, Chair Wendy Kay
Ally Dewiji Robert Schindelka
Graeme Verhulst

ABSENT: Cst. Rae Robirtis, Jill Singleton, Bev Windjack

STAFF: Bill Brown, Director of Development Services, Staff Liaison,

Recording Secretary

CALL TO ORDER
Roger Wheelock, Chair, called the Design Review Committee meeting to order at 3:05 p.m.
1. LATE ITEMS

No late items

Il APPROVAL OF AGENDA

Moved by Wendy Kay, seconded by Robert Schindelka: That the agenda be approved.
Carried Unanimously

V. ADOPTION OF MINUTES — May 9, 2018

Moved by Robert Schindelka, seconded by Wendy Kay: That the minutes of May 9, 2018, be
adopted as circulated. Carried Unanimously

V. STAFF REPORTS

Development Permit Application
1052 Tillicum Road

Russ Colins, Zebra Design and Bev Windjack, LADR Landscape Architects provided an
overview of the Development Permit Application for 1052 Tillicum Road, presented a
PowerPoint presentation and responded to questions from the Committee.

Committee comments included (response in italics):

e Will anything be done to address the issue of shiny silver vents stacks on the roof as in
the case with the adjacent development to the north? (This issue will be addressed).

o Will residents of the rear units walk up the driveway? (There will be a delineated
pedestrian space on the driveway).

¢ Units 1 and 2 buffer the other units from noise. Did you do anything to mitigate against
noise for Units 1 and 2? (In terms of design, it was important to address the street).

e Concerned about the colour. The one to the north is to “reddy”. Something more woody
would be better. (Will examine alternative colour).

e Please discuss the slope of the driveway. (The driveway slope is 11% behind the
sidewalk).

e Concerned about orientation of the backyards for units 1 and 2 with respect to noise.
Another member of the DRC responded that a lot of noise mitigation depends on the
building envelope.
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RECOMMENDATION:

Moved by Robert Schindelka, seconded by Wendy Kay: The Esquimalt Design Review
Committee [DRC] recommends to Council that the application for a Development Permit
authorizing the form and character of the proposed development of five townhouse residential
units contained in two detached buildings consistent with the architectural plans provided by
Zebra Design, the Landscape Plan by LADR Landscape Architects and sited as detailed in the
Land Surveyor's Site Plan prepared by Alan Powell, B.C.L.S, all stamped “Received April 5,
2018"; to be located at 1052 Tillicum Road, [Lot C, Section 10, Esquimalt District, Plan 11683]
be forwarded to Council with a recommendation for approval because it represents a good
quality addition to the street scape. Carried Unanimously

VIlIl.  NEXT REGULAR MEETING
Wednesday, July 11, 2018

IX. ADJOURNMENT
The meeting adjourned at approximately 3:40 p.m.

CERTIFIED CORRECT

CHAIR, DESIGN REVIEW COMMITTEE ANJA NURVO,
THIS 11" DAY OF JULY, 2018 CORPORATE OFFICER



CORPORATION OF THE TOWNSHIP OF ESQUIMALT

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

DRC Meeting: July 11, 2018

STAFF REPORT

DATE: July 4, 2018
TO: Chair and Members of the Design Review Committee
FROM: Karen Hay, Planner

Bill Brown, Director of Development Services

SUBJECT: Rezoning and Official Community Plan Amendment
636 and 640 Drake Avenue
PID 002-923-157, Lot 2 of Suburban Lot 50 and 41, Esquimalt District, Plan
25565, and,
PID 002-923-211, Lot 3 of Suburban Lot 41, Esquimalt District, Plan 25565

RECOMMENDATION:

That the Esquimalt Design Review Committee [DRC] provide Council with comments on the
proposed redevelopment of 636 and 640 Drake Avenue, for eight (8) townhouse type dwelling
units built in three buildings; and

That the Esquimalt Design Review Committee [DRC] recommends to Council that the
application for arezoning and OCP amendment, authorizing eight (8) townhouse dwelling
units as sited on the survey plans prepared by Powell and Associates stamped “Received June
1, 2018 and incorporating the height and massing consistent with the architectural plans
provided by Burrows Holdings Ltd. and Dimma Pacific Properties Ltd., stamped “Received April
17, 2018", detailing the development proposed to be located at 636 and 640 Drake Avenue
[PID 002-923-157, Lot 2 of Suburban Lot 50 and 41, Esquimalt District, Plan 25565 and PID
002- 923-211, Lot 3 of Suburban Lot 41, Esquimalt District, Plan 25565], be forwarded to
Council with a recommendation to either approve, approve with conditions, or deny the
application; and provide reasons for the recommendation.

BACKGROUND:

Purpose of the Application

The applicant is requesting a change in Official Community Plan Land Use Designation from the
current OCP designation Low Density Residential to Townhouse Residential, and a change in
zoning from the current RD-1 [Two Family Residential] zone to a Comprehensive Development
zone [CD]. These changes are required to accommodate the proposed eight strata townhouse
residences, to be constructed in three buildings on the subject property.

The existing two duplexes would be demolished and the eight new dwelling units would be
constructed. Should the rezoning be approved, the form and character of the buildings and
landscaping would be controlled by a development permit that would be considered by Council
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at a future date.

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

Context
Applicant:  Jim Burrows, Burrows Holdings Ltd. and Dimma Pacific Properties Ltd.

owners: Jim Burrows, Burrows Holdings Ltd., Inc. No. 459190; and Chris Travis, Dimma
Pacific Properties Ltd.

Property Size: 636 Drake Ave.: [Lot 3]: Metric: 843.0 m* Imperial: 9074.0 ft
640 Drake Ave.: [Lot 2]: Metric: 784.0 m® Imperial: 8438.9 ft?
Total: Metric: 1627.0 m*> _Imperial: 17512.9 ft*

Existing Land Use: 636 Drake Ave.: Two Family Dwelling
640 Drake Ave.: Two Family Dwelling

Surrounding Land Uses:
North: Two Family Residential [Two Family Residential — RD-1]
South: Single Family Residential [Comprehensive Development District, 2 dwellings]
West: Single Family Residential [Multiple Family Residential zone - RM-1]
East: Two Family Residential [Two Family Residential — RD-1]

Existing Zoning: 616 Lampson St.: Comprehensive Development District No. 81
620 Lampson St.: Single Family Residential [RS-1]

Proposed Zoning: CD [Comprehensive Development District]
Existing OCP Designation: Low Density Residential [amendment required]

Proposed OCP Designation: Townhouse Residential

ISSUES:

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

Building Inspection: Construct to current BC Building Code and Municipal Building Code
Bylaw, 2002, No. 2538. Subject to code and bylaw review at time of building permit application.

Engineering Services: Engineering has completed a preliminary review of the proposed
development at 636 and 640 Drake Avenue. The developer should be aware that they may
be required to provide Works and Services up to the road centre line, at the expense of the
property owner. At a minimum new curb, and gutter along the frontage of the proposed
development. The development is to have sewer, drain, catch basin and water service
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connections, as well as underground hydro, telephone, and cable. Additional review and
comments will be provided upon receipt of detailed engineering drawings. All proposed Works
and Services shall be as per Bylaw, 1997, No. 2175. It is the responsibility of the applicant to
hire a qualified professional for the design and construction supervision of all Works and
Services, including construction costs, engineering fees, administrative fees and as indicated in
Bylaw No. 2175.

Fire Services: Sprinklers will be required for this building as per Building Regulation Bylaw
2017, No. 2899. Driveway shall be constructed in a fashion that permits fire department access.

Parks Services: Comments as per Talbot and Mackenzie report; retain and protect trees as
per tree protection bylaw. Apply for removals through the Parks department.

Director of Development Services: As this proposal situated on two lots, the lots would need
to be consolidated prior to final adoption of the zoning amendment bylaw. Should this rezoning
be approved, a Development Permit would be required.

Note: All projects are subject to compliance with the BC Building Code, Esquimalt Subdivision
and Servicing Bylaw, Esquimalt Zoning Bylaw and other Regulations and Policies set by
Council.

Zoning

Density, Lot Coverage, Siting and Setbacks: The following chart compares the setbacks, lot
coverage and floor area ratio of this proposal with the requirements of the RM-3 [High Density
Townhouse Residential Zone]:

RM-3
. . Proposed CD Zone 636
[High Dens_lty Tc_)wnhouse & 640 Drake Avenue
Residential]
Floor Area Ratio [F.A.R.] 0.60 0.70
Lot Coverage 25% 32%
Setbacks
e Front 7.5m 6.0m
e Rear 7.5m 6.2 m
e Side (South) 45m 4.0 m (3.0 m to decks)
e Side (North) 45m 4.0 m (3.5 m to decks)
Building Height 9.0m 9.0m
Off Street Parking 2 spaces/ dwelling unit 1.5 spaces/ dwelling unit, [12 spaces]
12 full size [4 dedicated as visitor]
Usable Open Space 121.8 m?/ 1624 m* 60 m2 [4 %] conforming to terms of
[7.5% of the area of the parcel] Zoning Bylaw, 1992, No. 2050

The F.A.R. of the proposal at 0.70 is greater than the 0.60 F.A.R. permitted in the Multiple
Family Residential [RM-3] [high density townhouse or low density apartment development]
zone. The Official Community Plan allows for consideration of up to 0.70 F.A.R. for
Townhouses. The proposed Lot Coverage at 32% is also greater than the maximum 25%
permitted in the RM-3 zone.
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This proposal requires a 1.3 metre reduction to the front and a 1.5 metre reduction to the rear
setback requirements of the RM-3 zone. Drake Avenue is a skinny street where the majority
of buildings appear to be located away from the roadway.

The ‘Useable Open Space’; as defined in the zoning bylaw, excludes areas used for front yards
and parking, and areas with any dimension less than 6.0 metres. This proposal’s provision of
60 m?2 [645.8 ft’] [4% Useable Open Space] does not meet the 7.5 % Useable Open Space
requirement contained in the RM-3 zone; though each unit is provided with a small private
outdoor space at least 6 metres by 4 metres in area.

The height of the tallest proposed building at 9.0 metres equals the 9.0 metre maximum
provided in the RM-3 zone. The four-unit building on this site is 37 metres (121 ft.) long.

The building provides for 8 resident garages, with 3 visitor spaces located towards the back of
the site and one visitor spaces located between the two, two-unit buildings. The parking bylaw
allows for up to 50% of parking spaces to be small car spaces this proposal has all full size
spaces.

No garbage or recycling station is indicated, though an existing shed may be useful for this
need. The location of the shed may be an issue for pick up of garbage, as it is at the back of the

property.

Official Community Plan

This proposal requires an amendment to the Proposed Land Use Designation for the subject
properties, from “Low Density Residential” to “Townhouse Residential”.

The Official Community Plan supports the expansion of housing types in residential areas. The
immediate neighbourhood contains a mix of single family and two-family housing types.

Section 5 Housing & Residential Land Use contains policies that are intended to ensure that
concerns such as tree protection, parking, traffic, noise, effects on neighbouring properties, and
neighbourhood character are addressed.

o Policy - Consider new townhouse residential proposals with a Floor Area Ratio of up to 0.70,
and up to three storeys in height, in areas designated Townhouse Residential on the
“Proposed Land Use Designation Map,” provided the design responds effectively to both its
site and surrounding land uses.

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

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.

e 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.
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5.4 Affordable Housing
OBJECTIVE: To encourage a range of housing by type, tenure and price so that people of all
ages, household types, abilities and incomes have a diversity of housing choice in Esquimalt.

e Policy - Encourage the provision of missing middle housing types such as two-unit dwellings
(duplexes), townhouses and small lot infill as one avenue to address housing affordability.

OCP Section 23 provides Development Permit Guidelines for land contained within the Multi-
Unit Residential Development Permit Area. As the Development Permit is not being considered
at this time it would be inappropriate to address many of these guidelines, with the following
exceptions that are relevant to the discussion of zoning and parking issues:

23.5.1. The size and siting of buildings that abut existing single- and two-unit and townhouse
dwellings should reflect the size and scale of adjacent development and complement the
surrounding uses. To achieve this, height and setback restrictions may be imposed as a
condition of the development permit.

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

23.5.5. Surface parking areas in developments less than five storeys in height, will be situated
away from the street and screened by berms, landscaping or solid fencing or a combination
of these three.

23.5.9. Retention and protection of trees and the natural habitat is encouraged wherever
possible.

23.5.10. Townhouses will be designed such that the habitable space of one dwelling unit abuts
the habitable space of another unit and the common wall overlap between adjoining
dwellings shall be at least 50 percent.

23.5.14. Provide for building occupants to overlook public streets, parks, walkways and
spaces, considering security and privacy of residents.

The property is also included in the following OCP Development Permit Areas: Development
Permit Area No. 1 — Natural Environment, Development Permit Area No. 7 — Energy
Conservation and Greenhouse Gas Reduction, Development Permit Area No. 8 — Water
Conservation. Many of these guidelines would be addressed at the Development Permit stage
but the following are relevant to the discussion of zoning and parking areas, including in
particular the siting of proposed buildings.

OCP Section 18 Development Permit Area No. 1 — Natural Environment

18.5.2 Natural Features
Natural features and areas to be preserved, protected, restored, and enhanced where feasible:

1. Retain existing healthy native trees, vegetation, rock outcrops and soil wherever possible.
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4. Narrower manoeuvering aisles, fewer and smaller parking spaces can be considered where
natural areas are being conserved.

18.5.5 Drainage and Erosion
Measures to control drainage and shoreline erosion. Where it is reasonable:

1. Preserve, restore and enhance treed areas. Trees are the most effective form of absorbent
landscaping due to their extensive root zones and their ability to both absorb water from the soll
and intercept precipitation on leaves, needles and branches. Consider that native conifers are
well adapted to local wet winters.

2. Reduce the impact of surges in stormwater on shorelines by designing on-site stormwater
retention systems to contain the first 3 centimetres [1.25 inches] of precipitation on site, per
precipitation event; and incorporating rainwater collection systems into roof design and
landscaping.

4. Maximize the ratio of planted and pervious surfaces to unplanted surfaces, and design paved
areas to direct water towards vegetated areas, to help reduce surface run off. Where paved
surfaces are needed, intersperse with drought resistant vegetation and trees, to help absorb
stormwater, provide shade and reduce the local heat island effect.

OCP Section 24 - Development Permit Area No. 7 — Energy Conservation and Greenhouse Gas
Reduction

24.5.1 Siting of buildings and structures. Where it is feasible:

1. 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.

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

4. Provide space for pleasant pedestrian pathways between buildings.

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

6. Provide space for significant landscaping including varying heights of trees, shrubs and
ground covers.

24.5.2 Form and exterior design of buildings and structures. Where it is feasible:

1. Orient larger roof surfaces to the south for potential use of solar panels or photo-voltaic
roofing.

2. Use roof designs that reduce heat transfer into neighbouring buildings, helping reduce the
local heat island effect and the need for cooling of buildings in warmer months.

8. Add rooftop patios and gardens, particularly food producing gardens, as they can contribute
to local resilience, livability, and reduction in greenhouse gas production by reducing food
transportation costs.
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24.5.3 Landscaping - Where it is feasible:

2. Choose open space and landscaping over dedicating space to the parking and manoeuvring
of private motor vehicles.

3. Conserve native trees, shrubs and soils, thereby saving the cost of importing materials and
preserving already sequestered carbon dioxide.

24.5.5 Special Features

4. Reuse of existing buildings and building materials is encouraged.

OCP Section 25 - Development Permit Area No. 8 — Water Conservation

25.5.3 Landscaping — Retaining Stormwater on Site (absorbent landscaping) Where it is
feasible:

1. Preserve and restore treed areas. Trees are the most effective form of absorbent landscaping
due to their extensive root zones and their ability to both absorb water from the soil and
intercept precipitation on leaves, needles and branches. Consider that native conifers are well
adapted to local wet winters.

3. Avoid disturbing, compacting and removing areas of natural soil, as these are naturally

absorbent areas.

Green Building Features
The applicant has completed the Esquimalt Green Building Checklist [attached].

Public Notification

As this is an Official Community Plan Amendment and Rezoning application should it proceed to
a Public Hearing, a notice would be mailed to tenants and owners of properties within 200m
(328ft) of the subject property. In order to satisfy the requirements of the Local Government
Act, a notice to relevant government and institutional stakeholders within the Capital Region
would be required. Two signs indicating that the two properties are under consideration for a
change in zoning have been installed on the Drake Street frontage. The signs would be updated
to include the date, time, and location of the Public Hearing.

ALTERNATIVES:

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

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

3. Forward the application for OCP Amendment and Rezoning to Council with a
recommendation of denial including reasons for the recommendation.
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N - GREEN BUILDING

The purpose of this Checklist is to make property owners and developers aware
of specific green features that can be included in new developments to reduce
their carbon footprints to help create a more sustainable community.

Creating walkable neighbourhoods, fostering green building technologies,
making better use of our limited land base and ensuring that new development

is located close to services, shops and transit are some of the means of achieving
sustainability.

The Checklist which follows focuses on the use of Green Tech nologies in new
buildings and major renovations. The Checklist is not a report card, it is a tool
to help identify how your project can become ‘greener’ and to demonstrate
to Council how your project will help the Township of Esquimalt meet its
sustainability goals. Itis not expected that each development will include all
of the ideas set out in this list but Council is looking for a strong commitment
to green development. \

There are numerous green design standards, for example, Built Green BC;

LEED ND; Living Building Challenge; Green Shores; Sustainable Sites Initiative.
Esquimalt is not directing you to follow any particular standard, however, you are
strongly encouraged to incorporate as many green features as possible into the
design of your project .

As you review this checklist, if you have any questions please
contact Development Services at 250.414.7108 for clarification.

New development is essential to Esquimalt,
We look forward to working with you

to ensure that development is
as green and sustainable as possible.

Other documents containing references to building and site design and sustainability,
which you are advised to review, include:

. Esquimalt’s Official Community Plan

. Development Protocol Policy

. Esquimalt’s Pedestrian Charter

. Tree Protection Bylaw No. 2664

*  ASustainable Development Strategic Plan

for the Township of Esquimalt Adopted on January 10th, 2011
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. “One-third of Canada's energy use goes to runnlng our hump:};bﬂmﬁ a‘-nH ather bLuLdings
" | | Thefederal government's Office of Eners‘f Efficiency (Natural Resources Canada) reports that
; a corresponding one-third of our currént greénhmIse gas (GHG) emis;lons 1::1:;:1-“3I fml‘n the

l 1 j bullt environment."

[Green Bu‘ldi!ig und Uea{emi:mprlt aﬂEﬂEﬂtﬁmﬂ.‘Mlﬂ}ae‘r qu!llr CP RM Resﬂ‘arch Héﬁ‘o‘i-b June 2009]

Please answer the following questions and describe the green and innovative features of your proposed
development. Depending on the size and scope of your project, some of the following points may not be
applicable.

Green Building Standards
Both energy use and emissions can be reduced by changing or modifying the way we build and equip our

burldings.

1 Are you building to a reccgn[zed green building standard? Yes @
If yes, to what program and level?

2 If not, have you consulted a Green Building or. LEED consultant to discuss the Yes | Nu)
inclusion of green features?

3 Will you be using high-performance building envelope materials, rainscreen siding, No
durable interior finish materials or safe to re-use materials in this project?
If so, please describe them,

4 What percentage of the existing building[s], if any, will be incorporated into the
new building? (2 %

5  Are you using any locally manufactured wood or stone products to reduce energy used in the
transportation of construction materials? Pleaie list an'g.nr that. ar!{j sed in this project.

B G WO L N e 'n.u'

6 Have you considered advanced framing techniques m help reduce construction costs - Mo
and increase energy savings?

7 Will any wood used in this project be eco-certified or produced from sustainably managed forests? If
so, by which organization? AW RS
For which parts of the building (e.g. framing, roof, sheathing etc.)? f r.::f.:-f';.l_Lw 103 é"‘ Q kgﬁ&\wg

[ S

8 Can alternatives to Chlorofluorocarbon’s and Hydro-chloroflucrocarbons which are  Yes @
often used in air conditioning, packaging, insulation, or solvents] be used in this
project? If so, please describe these.

9  List any products you are proposing that are produced using lower energy levels in manufacturing.

10  Are you using materials which have a recycled content [e.g. roofing materials, Yes @

n

interior doors, ceramic tiles or carpets]?

Will any interior products [e.g. cabinets, insulation or floor sheathing] contain Yes @
formaldehyde?
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Water Management

The intent of the following features is to promote water conservation, re-use water on site, and reduce

storm water run-off.

Indoor Water Fixtures _

12 Does your project exceed the BC Building Code requirements for public lavatory Yes No
faucets and have automatic shut offs?

13  For commercial buildings, do flushes for urinals exceed BC Building Code Yes
requirements?

14 Does your project use dual flush toilets and do these exceed the BC Building Code No
requirements?

15 Does your project exceed the BC Building Code requirements for maximum flow Yes
rates for private showers?

16 Does your project exceed the BC Building Code requirements for flow rates for Yes @
kitchen and bathroom faucets?

Storm Water i

17 If your property has water frontage, are you planning to protect trees and Yes No @

vegetation within 60 metres of the high water mark? [Note: For properties
located on the Gorge Waterway, please consult Sections 7.1.2.1 and 9.6 of the
Esquimalt Official Community Plan.]

18  Will this project eliminate or reduce inflow and infiltration between storm water @ No N/A
and sewer pipes from this property?

19 Will storm water run-off be collected and managed on site (rain gardens, Yes (Nci MN/A
wetlands, or ponds) or used for irrigation or re-circulating outdoor water
features? If so, please describe.

20 Have you considered storing rain water on site (rain barrels or cisterns) for future No N/A
irrigation uses?

21 Wil surface pollution into storm drains will be mitigated (oil interceptors, bio- Yes No
swales)? If so, please describe.

22 Will this project have an engineered green roof system or has the structure been  Yes No N/A
designed for a future green roof installation?
23 What percentage of the site will be maintained as naturally permeable surfaces? ;
- %
Waste water
24 For larger projects, has Integrated Resource Management (IRM) been considered Yes No @
(e.g. heat recovery from waste water or onsite waste water treatment)? If so,
please describe these.

Natural Features/Landscaping
The way we manage the landscape can reduce water use, protect our urban forest, restore natural
vegetation and help to protect the watershed and receiving bodies of water.
25 Are any healthy trees being removed? If so, how many and what species? Yes No N/A
- eosthlv |\ T
Could your site design be/altered to save these trees? K
Have you consulted with our Parks Department regarding their removal? 1};9.- ;
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26 Wil this project add new trees to the site and increase our urban forest? @ No N/A
If so, how many and what species? b

27 Are trees [existing or new] being used to provide shade in summer or to buffer No N/A
winds?

28 Will any existing native vegetation on this site be protected? ., . ., Yes No N/A
If 50, please describe where and how. _winder aplorcgt Sy {aﬂxv’lém-::

29 Will new landscaped areas incorporate any plant species native to southern No N/A
Vancouver lsland?

30 Wil xeriscaping (i.e. the use of drought tolerant plants) be utilized in dry areas? &} No N/A

31 Will high efficlency irrigation systems be installed (e.g. drip irrigation; *smart’ @ No N/A
controls)? .

32 Have you planned to control invasive species such as Smn;h broom, English ivy,  Yes Cﬁb N/A
Himalayan and evergreen blackberry growing on the property?
33  Will topsoil will be protected and reused on the site? Yes @ N/A

Energy Efficiency

Improvements in building technology will reduce energy consumption and in turn lower greenhouse gas

[GHG] emissions. These improvements will also reduce future operating costs for building occupants.

34 'Will the building design be certified by an independent energy auditor/analyst? Yes @ N/A
If so, what will the rating be?

35 Have you considered passive solar design principles for space heating and cooling ey MNo N/A
or planned for natural daylighting?

36 Does the design and siting of buildings maximize exposure to natural light? Yes Mo N/A
What percentage of interior spaces will be illuminated by sunlight? ]D o

37 Will heating and cooling systems be of enhanced energy efficiency (ie. @No N/A
geothermal, air source heat pump, solar hot water, solar air exchange, etc.).
If 50, please describe. Heos P
If you are considering a heat pump, what n“u asures will you take to mitigate any
noise associated with the pump? Q Ll._.l% WS 4 Reoper nlaepeli—
38 Has the building been designed to be solar ready? IS, @ No N/A

39 Have you considered using roof mounted photovoltaic panels to convert solar (@ Mo N/A
energy to electricity?

40 Do windows exceed the BC Building Code heat transfer coefficient standards? @ No N/A

41 Are energy efficient appliances being installed in this project?
If 50, please describe, ~ @wnardy Stir _

42 Wil high efficiency light fixtures be used in this project? @ No N/A
If so, please describe. ;

43 Will building occupants have control over thermal, ventilation and light levels? @ No N/A

44 Will outdoor areas have automatic lighting [i.e. motion sensors or time set]? @ No N/A
45 Will underground parking areas have automatic lighting? Yes No @
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Air Quality

The following items are intended to ensure optimal air quality for building occupants by reducing the use
of products which give off gases and odours and allowing occupants control over ventilation.

46 Will ventilation systems be protected from contamination during construction

and certified clean post construction? @ No N/A
47 Are you using any natural, non-toxic, water soluble or low-VOC [volatile organic

Tl g ol ar D SR TN
48 Wil the building have windows that occupants ca p’en? @ No N/A
49 Wil hard floor surface materials cover more than 75% of the liveable floor area? No N/A
50 Will fresh air intakes be located away from air pollution sources? @) Mo | N/A
Solid Waste

Reuse and recycling of material reduces the impact on our landfills, lowers transportation costs, extends the
life-cycle of products, and reduces the amount of natural resources used to manufacture new products.
51 ' Will materials be recycled during demolition of exlsting buildings and structures? !fé_s No  N/A

If s0, please describe. fWJ.L‘th.. S oy RE1 m-g Lok erimh-

52  Will materials be recycled during the construction phase? Y, Yes No N/A
If so, please describe. _ \Joph Luagh e ":.u:,m ;rt’_wﬂl‘ﬂl.
 Cardbrard & ek
53  Does your project provide enhanced waste diversion fafv ilities Ee on-site recycling @ No N/A
for cardboard, bottles, cans and or recyclables or on-site composting?

54 For new commercial development, are you providing waste and recycling Yes No @
receptacles for customers? : .
Green Mobility

The intent is to encourage the use of sustainable transportation modes and walking to reduce our reliance
on personal vehicles that burn fossil fuels which contributes to poor air quality.

55 ls pedestrian lighting provided in the pathways through parking and landscaped @ No N/A
areas and at the entrances to your building[s]?

56 For commercial deve!npments. are pedestrians pr::wded with a safe path[s] Yes No @;:‘5)
through the parking areas and across vehicles accesses? B .

57  Is access provided for those with assisted mobility devices? @ No  N/A

58 Are accessible bike Eic'ks'broulded for visitors? @ No | N/A

59 | Are secure covered bicycle parking and dedicated lockers provided for residents @ No | N/A
or employees?
60 Does your deuelopment prm-'ide residents or emp!-:::ﬂ,-'ees with any of the fnllt::-wmg features to reduce
personal automobile use [check all that apply]:
O transit passes
O car share memberships
O shared bicycles for short term use
O  weather protected bus shelters
plug-ins for electric vehicles
Is there something unique or innovative about your project that has not
been addressed by this Checklist? If so, please add extra pages to describe it.
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Talbot Mackenzie & Associates

Consulting Arborists

Jobsite Property: 636-640 Drake Ave, Esquimalt
Date of Site Visit:  February 27, 2018

Site Conditions: Two residential lots. No construction activity present. Decreasing in
elevation from northeast to southwest.

Summary: Three trees will require removal as a result of this development: Douglas firs #70 and
#72 and Grand Fir #71. We also recommend Western Red Cedar #68 be removed, as pruning for
building clearance will remove a significant portion of its canopy and we anticipate a decline in
the health of the tree associated with the proposed excavation within its critical root zone. Grand
Fir #73 may be able to be retained if working room can be minimized around the northwest corner
of unit 5 and if the stump of fir #72 is ground rather than pulled. Arbutus #74 may have to be
removed if landscaping plans require the existing grades being modified within the tree’s critical
root zone. A large number of roots from Western Red Cedar #68 are likely to be severed during
excavation for unit 4 and clearance pruning will remove a large portion of the canopy. If our
recommended mitigation measures are followed, all other trees can be retained without being
significantly impacted.

Scope of Assignment: To inventory the existing bylaw protected trees and any trees on
neighbouring properties that could potentially be impacted by construction or that are within 3
meters of the property line. Review the proposal to demolish the existing single-family dwellings
and accessory buildings, and construct eight new units with accompanying driveways. 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,
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 building and
landscape plans.

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.

636-640 Drake Ave — Tree Preservation Plan Page I of 5



Talbot Mackenzie & Associates

Locations of new underground service alignments to the propesed units were not available for
comment. We recommend that service connections should be designed to preserve the critical
roots of trees to be retained.

Summary of Tree Resource: 19 trees and shrubs were inventoried, including several trees within
three metres of the north property boundary.

Trees to be Removed: We recommend four trees be removed as a result of the proposed
construction:

The base of Douglas fir #70 partially overlaps with the footprint of the proposed retaining wall
10 be constructed north of the asphalt driveway.

Grand Fir #71 is within the footprint of unit 5.
Douglas fir #72 will be in the area of excavation for the construction of unit 5.

Western Red Cedar #68: This tree is located 3.5m from the footprint of unit 4. A large mass
of roots is likely to be encountered during excavation (which, given 1m of working room, will
occur 2.5m from the base of the tree), potentially resulting in significant health impacts. In
addition, a significant proportion of the crown will have to be pruned for building clearance.
The main floor deck is approximately 2.5m away and the crown extends 6m from the fence
line. (The crown is already limited in some areas due to competition with surrounding trees).
Given that Cedars typically exhibit poor tolerance to disturbance, we anticipate this tree will
show signs of significant health stress as a result of the proposed root loss and pruning.
Therefore, we recommend it be removed. If the tree is under shared ownership with the south
neighbouring property, the homeowner should be notified of proposed impacts.

Potential Impacts on Trees to be Retained and Mitigation Measures

Grand Fir #73: This tree may be able to be retained if excavation for unit 5 does not occur
beyond the stump of Douglas fir #72. Large, critical roots from Grand Fir #73 are likely to be
encountered northwest of fir #72. We recommend the stump of fir #72 be ground rather than
pulled to limit root impacts to tree #73. Furthermore, if possible, we recommend limiting the
amount of working room on the west side of unit 5’s footprint to minimize the likelihood of
encountering roots. Landscape plans indicate that only minor grade changes are required within
the tree’s CRZ. An arborist should be on site to supervise any construction-related activity
within the tree’s critical root zone.

If the portion of the driveway that encroaches within the critical root zone of the tree requires
excavation down to bearing soil within its footprint and roots are encountered in this area, the
health of the tree could be significantly impacted. We recommend a raised permeable driveway
be constructed in the area where the driveway crosses over the critical root zone of the trees.
The “floating driveway” specifications are attached.

636-640 Drake Ave — Tree Preservation Plan Page 2 of 5



Talbot Mackenzie & Associates

The objective is to avoid root loss and to instead raise the driveway and its base layer above
the roots. This may result in the grade of the “floating driveway” being up to 30cm above the
existing grade (depending on how close roots are to the surface and the depth of the driveway
base layers). It may also mean that some of the A horizon soil layer (rich in organic material
and roots) will be left intact below the driveway.

To allow sufficient water to drain into the root systems below, we would also recommend that
the driveway not be made of concrete or asphalt. Instead the surface should be made of a
permeable material such as permeable asphalt, paving stones or other porous paving materials
such as those utilized by Grasspave, Gravelpave, and Grasscrete.

We also recommend the wood fence south of the tree and any other landscape features to be
constructed be designed to limit root impacts (e.g. fence posts installed in areas that avoid large
roots). If irrigation is to be installed within the CRZ of the tree, we recommend an arborist be
consulted to advise on how best to mitigate impacts to critical roots and tree health.

e Arbutus #74: Depending on the required grade changes at the east end of the property, this
tree may be significantly impacted. If landscaping plans require a significant amount of fill to
be added within the critical root zone of the tree, the tree should likely be removed. The
survival rates of transplanted Arbutus trees are low.

o Trees #66-67: These trees are 2.5-3.5m from the edge of the proposed driveway. If the new
driveway requires excavation down to bearing soil within its footprint, we recommend a raised
permeable driveway be constructed in the area where the driveway crosses over the critical
root zone of the trees.

¢ Grand Fir #69: This tree is 3-3.5m from a proposed retaining wall to the west. Large roots
are likely to be encountered during excavation at this distance from the tree. To minimize root
impacts, we recommend the area be dug by hand or a combination of hydro-vac, small
excavation machinery, and hand-digging, and that the wall be designed and constructed to
preserve large roots. An arborist should be on site during any excavation and for the removal
of the existing driveway and retaining walls. We also recommend that the existing grades be
maintained where possible within the tree’s critical root zone. No fill should be placed against
the tree’s trunk.

e Trees NT3-NTS: Roots from these trees may be encountered during excavation for
construction of unit 7. We recommend an arborist be on site to supervise any excavation within
the tree’s critical root zones and that additional space around the building footprint for working
room be minimized. Barrier fencing should be erected as close to the building footprint as
possible to limit soil compaction within their critical root zones. The neighbour should be
notified that the trees may incur minor health impacts.

e Arborist Supervision: All excavation occurring within the critical root zones of protected
trees should be completed under supervision by the project arborist. Any roots encountered
must be pruned back to sound tissue to reduce wound surface area and encourage rapid
compartmentalization of the wound.

636-640 Drake Ave — Tree Preservation Plan Page 3 of 5



Talbot Mackenzie & Associates

s 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.

s Methods to avoid 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:

e 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.

e 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.

o Placing steel plates.

¢ Demolition of the existing buildings: The demolition of the existing houses 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.

e Mulching: Mulching is an important proactive step to maintaining the health of the trees to be
retained 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. As much of the
area within two times the dripline of the tree should be mulched, both inside and outside of the
critical root zone. No mulch should be touching the trunk of the tree. See “methods to avoid
soil compaction” if the area is to have heavy traffic.

e 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.
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Talbot Mackenzie & Associates

o Arborist Role: It is the responsibility of the client or his/her representative to contact the
project arborist for the purpose of:
o 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

O 0 0O C

¢ 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.

Yours truly,

Talbot Mackenzie & Associates
ISA Certified Consulting Arborists

Encl. 2-page tree resource spreadsheet, 1-page site survey with trees, 6-page site and building
plans, 1-page landscaping plans, 1-page barrier fencing specifications, 1-page floating driveway
specifications

Disclosure Statement

Arborists are professionals who examine rees 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 heatthy
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 1o alleviate all symptoms or t mitigate all risk posed.

636-640 Drake Ave — Tree Preservation Plan Page 5 of 5
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BC LAND SURVEYORS SITE PLAN OF:

640 Drake Avenue

Legal: Lot 2, Suburban Lots 50 and 41, Esquimalt District, Plan 25565
in the Municipality of Esquimalt
The following non—financial chorges are shown on

the current title and may offect the property.

Parcel Identifier: 002-923-157

AB4872 - Right of Way
A79868 - Right of Way
C4872 - Eosement

636 Drake Avenue
Legal: Lot 3, Suburban Lot 41, Esquimalt District, Plan 25565

Parcel Identifier; 002-923=-211

AB4872 - Right of Woy

March 5, 2018

File : 12,537 - 19

POWELL & ASSOCIATES
B C Land Surveyors
250—2950 Douglas Strest

Victorio, BC VBT 4N4
phone (250) 382-B855

in the Municipality of Esquimalt K1Y, P
The following non—finoncial charges are shown on r
the current title and may offect the property.
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denofes — Cafch Basin
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