City of Langtford

Staff Report to Sustainable Development
Advisory Committee

DATE: Monday, April 22, 2024

DEPARTMENT: Planning

APPLICATION NO.: Z23-0007

SUBJECT: Bylaw No. 2168pplication to Rezone 875 and 881 Brock Avenue and 2700, 2708,
and 2712 Strathmore Road fromme R2 (One- and Two-Family Residential) Zone to
the CC1 (City Centre 1) Zone to allow for a six-storey apartment nglavith
ground floor daycare.

EXECUTIVE SUMMARY:

Meisam Karimelahi of SOTA Structures Inc has applied on behalf of Langford Landing Develbpment L
to rezone 875 and 881 Brock Avenue and 2700, 2708, and 2712 Stratifitoad to allow for a six-
storey apartment building with approximately 123 residential rental units. The applisgmoposing

that 408 nt of the ground floor on Strathmore contain a group daycare facilitysfbichildren. The
applicant is not requesting any variances.

BACKGROUND:

PREVIOUS APPLICATIONS

Z06-0034/ OCP06-0017In 2006 an application was made to rezone 875 and 881 Brock afida2id0
2708 Strathmore Road to RM7 (Medium-Density Apartment) to allow for a 4ységrartment building.
This application also included an amendment to the Official Community Plan (O@GB)pagposal was
inconsistent with the OCP at the time. The rezoning and OCP amendment werecometed as the
applicant abandoned the project before bylaw adoption. The OCP designation baskanged to City
Centre.

There are no previous applications for 2712 Strathmore Road.

Table 1: Site Data

Applicant Meisam Karimelahi of SOTA Structures Inc
Owner Langford Landing Development LTD
Civic Address 875 and 881 Brock Avenue and 2700, 2708, and 2712 Strathmore Ro:
Langford.ca |.C| ng fO rd
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LOT 10, SECTION 5, ESQUIMALT DISTRICT, PLAN 7089
LOTS 1, 2, 3, AND 4, SECTION 5, ESQUIMALT DISTRICT, PLAN 16
Size of Properties 4,289 nt (combined total)

Legal Descriptions

DP Areas Riparian Area and City Centre
Zoning ExistingR2 Proposed: CC1
OCP Designation Existing: City Centre Proposed: City Centre

SITE AND SURROUNDING AREA

The five subject properties are located along the southwestern corner of the intersectioockt Brenue

and Strathmore Road in downtown Langford. The lots are flat, each containing a single-family home. The
surrounding neighbourhood has a mix of single-family homes, townhacamelsapartment buildings, and

is in close proximity to Goldstream Avenue shops and serviceslsbisvithin close walking distance to

Ruth King Elementary School.

Figure 1: Subject Properties
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Council may wish to note that there was previously a total of 39 trees on this sitecémbDer 2022, 14
trees were fully removed to the stump, and 18 trees were limbed, leavihgtbair trunks still standing.
This work was done without a permit, despite one being required for tree alterationnihibi City Centre.
Seven trees remained, ord which was partially limbed on one side.

Figure 2: Limbed trees to be removed.
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Council may wish to note that staff have issued a development permit for theval of the 18 remaining
trunks and the one tree that was partially limbed as an arborist has determined that it haavdyh
weighted asymmetrical canopy. As the tregsre significantly damaged, the applicant proceddwvith
the removal of the trees in February of 2024. The arborist report noted that there wiblessilix trees that
are healthy that will remain on the property through the rezoning process, but thikykitately need
to be removed should this rezoning be approved due to the proposedngndund parking structure. The
arborist also noted that all the trees that had been previously removed without a permild have also
needed to be removed due to the underground parking structure. In additiboffatite trees should be
unaffected, subject to the Project Arborist supervising the excavation required for the padiate
building footprints. They suggest that Tree Protection Fencing should be insfallesl property line
fences are ever removed to prevent encroachment or damage to off-site trees. Counciisfayo
require this through a Section 219 covenant.
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When the applicant first applied for this project, they were made aware that theyphadously removed
trees without a permit and that Council may expect some form of compensation at theofimening.
Council may wish to consider that this project includes a much-needed 62 dzhilthre, sixteen 3-
bedroom units, 15% adaptable units, and an attractive corner design,\ahioh will be discussed later
within this report. Given this, Council may wish to consider the exceptional merits ofrtipegal as
adequate compensation for the premature removal of the trees and secure them through a covenant.

Table 2: Surrounding Land Uses

Zoning Use
North RM7 (Medium-Density Apartment) Townhomes and apartment
East R2 (One- and Two-Family Residential] Single family homes
South RM7 (Medium-Density Apartment) Apartment
West RM7 (Medium-Density Apartment) Apartment

Council may wish to note that the above noted surrounding properties were rezoned libéoogeation

of the CC1, CC2, and CCP zones which were specifically created for downtown development. Since the
introduction of these zones, the RM7 zohes not been utilized for new applications within the City
Centre.

COUNCIL POLICY

OFFICIACOMMUNITYLAN

The Official Community Plan (OCP) Bylaw No. 1200 designated the sulypectipsoas City Centre, which
is defined by the following text:

x A major regional growth and employment centre that supports a wide range ofddghity
housing, including affordable and rental housing, in conjunction with ngerial, office,
institutional and light industrial uses;

x A place with the highest degree of inter-city connection through a regitr@elsportation
network and transportation hubs;

x A place where a wide range of public squares, parks, and open spaces are integrated thtroughou

x A place of community gathering and celebration where civic uses and uiiliiings are key
landmarks; and

X A place of interactive and animated streetscapes where public art and pplaice are employed
to celebrate local cultural and natural history.
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Figure 2: A Concept for the City Centre
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x Encouraging new development to exceed the minimum energy efficiency standatids BC
Building Code as the applicant is proposing to construct to Step 3
x Creating mixed-use development, contributing to providing more services withlking distance
of downtown residents.
X Providing adaptable units (applicant is planning for 15% of all units)
X Expanding childcare opportunities

DESIGKSUIDELINES
The subject properties are located within the Strathmore (N2) neighbourhood of the City Centre Desig
Guidelines as outlined below. For this region of the City Centre, the design intent is as follows:

The Strathmore neighbourhood is located towards the middle of
City Centre. The borders consist of main connector roads g
north/south and east/west. This neighbourhood is a very suita
location for medium and high-density residential development (
to the variety of existing building types. Development along Pe
Road and Goldstream Avenue, Jacklin Road shall cor
commercial and heavily pedestrian-oriented ground floors. Th A 70
areas can be supported by medium density multi-fan : e ~ A
development in the central portion of the neighbourhood. ' : &

development emphasis should be on creating an animated st

level for the public.

BROCK A

GO[DS?PEAM
Further to these Neighborhood Guidelines, the subject propert
were identified as being appropriate for consideration of the C
Zone on the City Centre Concept Map forming part of the City
Centre design guidelines. The CC1 Zone allows for six-storey apartmeimgsuiith optional ground
floor commercial. As such, this proposal is consistent with the City Centre Concept Map.
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DEVELOPMENRERMIRREAS

A corner of 875 and 881 Brock Avenue is located within the Riparian Area Development Permitérea. Th
applicant has submitted a report from a Registered Professional Biologist that confirmBlohance
Creek, which has triggered the Riparian Area designation, has been undergroundeérazate no open
channels on the site. The biologist confirmed that no watercourses or riparian areas éxistavieast

90 meters of the subject properties, and therefore, no mitigation measures would bereelgiar the
proposed building.

The subject properties are also located within the City Centre Development Permit Area and since the
proposal is for a multi-family development, a Development Permit for Fanch Character will be
required. This Development Permitis required prior to issuance of a buldingjt to ensure the design

]Jo }ve]ed v38 A]8Z §Z ]15C[e <+]Pv 'u] o]v -
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LOWCARBOKRONCRETE

/v JE v Al3Z }uv Jo[s >}A E }v-03167-FEAN, GhUnzi] nfayWikieto require
the applicant to utilize ready-mix concrete that meets or exceeds thehisigaverage Global Warming
Potential targets based on Concrete BC Baseline (average) mix data for the constructionroptseg
development.

ATTAINABLE HOUSING POLICY
HEE v3o0CU 8Z ]8C[* 383 ]v 0o ,}ue]vP W}o] C EstprgfE or moretey A A o}
participate in the prograntbut does not set out specific requirements for purpose built rental buikling
On February 21st, 2023, Council passed a resolution to direct staff to add requirements for purgiose-bui
E vS 0 u]o JvPe (JE }uv ]o[te review] indizidsidl propesals on a cdsgease basis in
the interim, provided they meet a benchmark of including at least 10%hefinits in a building for at
least 10% below market rent. As we are still in the interim stage, the applieaartdmmitted to providing
0 5019 }(8Z pv]sde 3119 o0}Au EI § E S U + % E SHuvi ovpSeE }ou:
Council may wish to require the applicant to enter into a Housing Agreement sgcherunits prior to
the issuance of a building permit. The specific units will be confirmed through theogeveht permit
process.

COMMENTARY:

Development Proposal

The applicant has applied to rezone 875 and 881 Brock Avenue and 2780,a2d02712 Strathmore

Road from R2 (One- and Two-Family Residential) to CC1 (City Centre) to adlmixfstorey mixed-use
apartment building with approximately 123 residential units and 48®fhground floor commercial space
for the purpose of a daycare. The proposal includes 76 one-bedrooms, 3detivoems, and 16 three-

bedroom units. Council may wish to note that the inclusion of three-bedropits is quite uncommon in

multi-family development unless in the form of a penthouse-style unit. Thisgsapvould create more

affordable family-sized units compared to townhomes or single-family ho#dsditionally, the applicant

is proposing that 15% of the units will be constructed as adaptable units.

The ground floor commercial unit would be located on the Strathmore Averleg with ground floor
residential units with individual access from the street along Brock Avenue and anpoitRirathmore
allowing the proposal to meet the CC1 zone requirement of at least 80% aatigding frontage. Ground
floor residential units help to activate the street, while privacy is stillnta@ied through the use of
planters. While every unit has a private balcony, the proposal also includes m’4tdf top amenity
space for resident use. This amounts to 11% of the lot area, more than double timeumimequirement
of 5% outdoor amenity space. There will be additional outdoor space in thedbiwo separated outdoor
play areas at the ground floor for the exclusive use of the proposed daycare.

Langford
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The front entrance to the building is located at the corner, featuring a recessedaodtdors, allowing

for an enlarged entrance plaza and pedestrian cut-through with seating and plantiogiopities. Above

the entryway, there is a proposed indoor amenity space looking down over the entraroeéa to be

used as a gym. This creates a very attractive corner feature that centres the pedestrian exgandn
allows for better sightlines for vehicles turning at the intersection. Theieguul has provided some
renderings to demonstrate the proposed form and character of the building. The materialsga focus

on earthy tones and include fibre-cement panels, natural stone veneer masonry, and natural pine soffits.
The applicant intends to construct the building to Step Code 3. Council mayovsishure the entrance
plaza and pedestrian cut-through in a Section 219 covenant to ensure the demigentlis protected

from any possible future redesigns.

Figure 4: Conceptual rendering
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Figure 5: Entrance plaza

The site plan, shown below as Figure 6 and also attached to this report, demonstratgsuhe floor of
the development and vehicle access points. As you can see, the commercial/dsyaeeeis separated
from the rest of the main floor by a drive aisle that will provide access tosétvand daycare parking
spaces that are screened behind the building. An additional vehicle access pointad licthie southern
property line on Strathmore which provides ramp access to the secure undergpawkithg for resident
use. While the commercial/daycare and residential portions of the building are separatée gnound
floor, they are reconnected on the second floor and above with residential units, as smotine i
conceptual rendering above in Figure 4.

Langford
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Figure 6: Site Plan
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of the Zoning Bylaw. The CC1 zore@E C 00}Ae (}JE PE}u%o C &+ - % EUul]SS
Zoning Bylaw sets an automatic limit to the number of children at 36, citywidg.time a daycare

provider wants to care for more than 36 children, a text amendment rezoning is requirédiss
considered a density issue. There are approximately six other daycares in Langfotchvbabeen
previously approved for more than 36 children, ranging from 41 to 255 children.
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Daycares of this size are required to receive a license from Island Health which ensures the facility meets
the requirements of the Child Care Licensing Regulation. The regulation sets outraumiamount of

indoor and outdoor space per child, which is how the number of 62 children erased. The applicant
expects there to be a total of 9 employees. As part of the daycare space, the apglipesposing two
separate outdoor play spaces, one in front of the building, and one behind.

Given the lack of daycare spaces in Langford, Council may wish to itlebutxt amendment to allow
the daycare to have 62 children.

Parking and Bicycles

The ]8C[+ *}v]VvP Co A E applEant pd@ide dtZeast 1.25 parking spaces per residential
unit, with the .25 per unit being allocated to visitors. For the daycare, the bylawresqRiiparking spaces

for pick-up and drop-off and one space per employee (of which 9 are prop@eeéh this, the applicant
must provide a minimum of 154 spaces for the residents and their visdos11 spaces for the daycare,
for a total minimum requirement of 166 spaces. The applicant is proposingdr&ing space, making the
proposal compliant with§Z  ]3C[+ Co AX dZ % %0] v3 Jvid v « 8} Z A oo
located at surface level, tucked behind the building, with the spaces allocated to the regidevitted

in an underground parkade. The required frontage improvements will also include suatlopg and 15-
minute loading zones.

The applicant is required to provide at least 1 bike space per unit (1233 ardeeding that by providing
141 regular bike stalls, plus an additiod8l e-bike charging spaces. To further support resident use of
bicycles, the applicant has included an exterior bike wash station and twadpké stations. A small
bike rack is also planned for the front entrance to the building that can be utilizetibyrs.

Landscaping
To support their application, the applicant has submitted a landscape plan prepared by a Lendscap

Architect. The proposal includes 12 on-site trees, as well as significant stregildrgang opportunities
in the boulevard. As noted previously, the design includes a pedestriahrouigh plaza at the corner
entrance to the building that is intended to include curved bench seating, plantamgl a decorative art
sculpture. The proposal includes a rooftop amenity space for residents that includes a taribagous
types of seating, games areas, in addition to more plantings and sroatlamental tree species. A copy
of the landscape plan has been attached to this report for referehleParks Department has requested
that the strata be responsible for maintaining the boulevard landscaping from the back sidihgalk
with the exception of boulevard trees, which is a common arrangement applied to new devaiopm
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Table 3: Proposal Data
Permitted by R2 Permitted by CC1 Proposed by Rezoning
(Current Zoning) (Proposed Zoning) Application
Density (FAR and/or | 5.0 FAR 2.79 FAR
min. lot size)
Height 9m 6-storeys 6-storeys
Site Coverage 35% n/a 39%

2 m -1-2 storeys

Front Yard Setback 6 m 4m
4 m - 3+ storeys

Interior Side Yard

Setback 1.5m 3m 3m

Exterior Side Yard 2 m - 1-2 storeys

Setback 45m 4 m - 3+ storeys 4m

Rear Yard Setback 6m 3m 7.2m

Vehicle Parking 2 per unit + 1.25 per unit and 167 parking stalls

: . 1 per 35 M of

Requirement 1 per secondary suite . (1 extra)
commercial floor area

Bicycle Parking n/a 1 per unit 141 bike spaces

Requirement

Multi-Modal Network

FRONTAGEPROVEMENTS

Full frontage requirements will be required to Bylaw No. 1000 standards. The Director ofdtimgjrhas
noted that this will include, but is not limited to, sidewalk, bouleyasdallop parking with 15-minute
loading zones, streetlighting, bike lanes, and any recommendations from the Traffic Impact Asgessm

TRAFFIGMPACTASSESSMENT

At the request of the ]S (@isector of Engineering and the Ministry of Transportation and Infrastructure
(MoTI), the applicant completed Traffic Impact Assessment (TIA). The TIA has been approved and
accepted by both the Director of Engineering and MoTI. The TIA recommends that tivaripgimplete

the following as part of their development:

1. In line with the OCP and road cross-sections outlined in the Langford Street Atlas, the
developments Brock Avenue frontage should be upgraded with concrete sidewalk and space fo
bike lanes. The proposed developmértontage on Strathmore Road should be upgraded to an
urban standard that includes concrete sidewalk and parallel parking.

2. An accessible connection from the proposed development to the sidewalk network saisold
be provided.

Langford
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3. Ensure garbage truck turning movements can be accommodated onsite to avoid the need for
backing up directly onto Strathmore Road.

4. Ensure that new trees planted as part of the development take care to ensure canopies do not
obstruct sightlines at both the intersection of Brock and Strathmore and at the parkade access.

PEDESTRIAKYCLING ANBIOTORISINETWORK

dZ epi & %E}% ES] + E A oo 0} & AJEZ]v > VP(}E+f+8)] 3@} %wd8E U

services, and transit options. The sidewalk connectivity along Brookderinantly complete, providing
direct access to Ruth King Elementary School. Sidewalk connectivity on Strathmahisparser but
expected to improve over time as development continues. As noted aboveetraaper will be required
to install sidewalks in front of the development as part of the required frontagedvements. Bike lanes
exist on both sides of Strathmore and are often also used for walking dtletabsence of sidewalks
The site is located approximately 400 m north of Goldstream Avenue and busssopced by the 95
Blink Line, among others. The Blink Line provides rapid service betdegarown Victoria and Langford,
making it a good option for commuters. Additionally, there a multiple MODO agestehicles on
Goldstream Avenue, the closest to this site being in front of Langford City Hall.

Infrastructure

DRAINAGE ANBTORMWATER

The applicant has submitted a stormwater technical memo prepared by an engineerrautimiv they
plan to manage stormwater on-site. This memo has been reviewed and approved Bjrdotor of
Engineering.

SEWERS

A sewer main exists along Brock Avenue and along Strathmore Road. A confreatidine building to

this main would be required. Any improvements, extensions, or modificatieeded to the sewer main

within the municipal road rightf-way will be completed by West Shore Environmental Services at the
%0 % 0] VS[* A% ve X

Construction Impact Mitigation

Council may wish to require a Construction Parking and Delivery Managetagna$ a condition of
rezoning and require that it be provided to the satisfaction of the Director of Engirggerior to any land
alteration. This should be secured within a covenant, prior to Bylaw Adoption.

GONSTRUCTIGBIAGINEENCROACHMENTS

Any construction staging beyond the property limits regsia construction licence with the City
including but not limited to temporary above or below ground ocugy of any public lands or right$-
way. Construction licences must be executed prior to any land alteration and ajecstitd non-

Langford
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negotiable terms, conditions, and one-time and/or daily fees. All pemnt encroachments and above
ground temporary construction licences on public lands or rigftaay are subject to Council approval.

Neighbourhood Consultation

The applicant has prepared a pamphlet containing renderings and a descriptibe pfoject and the
u v]s] » 8} JeSE] uS S} v JPZ }pE*X dZ %o U%ZoSS SVW(REU 4}V %d%0 0
neighbours can contact them directly with any questions or concerns.

FINANCIAL IMPLICATIONS:

Rezoning the subject properties to permit higher density of development wik@se the assessed value
of lands and eventually will increase municipal revenue due to the numbenits created. As the
developer is responsible to complete all frontage improvements, the direct capists to the City
associated with this development will be negligible. A summary of Amenittri@ations and
Development Cost Charges that the developer will be expected to pay, is outlined indrablbslow.

KhE />[* D E/dz KEdZ/ hd/KE WK>/ z

dz uv]s¢C }vSE] u8]}ve SZ S % %0C * % E }puv ]Jo[e HECE vS ((}
Contribution Policy are summarized in Table 4 below, based the current floor plarnistahdensity of
123 residential units and 408%of commercial gross floor area.

Table 4t Amenity Contributions per Council Policy

Amenity Item Per unit / area contribution Total (123 units)
$2,850 per residential unit (1st througH 4toreys) | @73 units = $208,050

General Amenity . . . n o

Reserve Fund $1,425 per residential unit {5& 6" storeys) @50 units = $71,250
$10.75 per mof commercial gfa @ 408 M = $4,386

Affordable Housing $750 per residential unit (st througi'4toreys) | @ 73 units = $54,750
Reserve Fund $375 per residential unit {5and &' storeys) @ 50 units = $18,750
TOTAL POLICY

CONTRIBUTIONS

*Any below market units are subject to a 50% reduction in amenitydedse B through 4" (0}}EU + % E 5Z ]5C
Affordable Housing and Amenity Contribution Policy. The applicasicbmmitted to providing 10% of the units at
a below market rate.

$355,186*
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Development Cost Charge Per Unit Contribution Total (123 units)
Roads $3,092.39 $380,363.97
Park Improvement $1,348 $165,804
Park Acquisition $90 $11,070
ISIF $331.65 $40,792.95
"u 8}s o~ [+ 8} > VvP(}

CRD Water $1,644 $202,212
School Site Acquisition $600 $73,800
dKd > (dstimated) $598,030.92

Table 6t Development Cost ChargegsCommercial Estimate

Development Cost Charge Per nt of gross floor area Total (408m2)
Roads $54.12 $22,080.96
ISIF $1.51 $616.08

Ap 88 o ~  [e 8} > vP(} $22,697.04
CRD Water $10.74 $4,381.92
dKd > (dstimated) $27,078.96

LEGAL IMPLICATIONS:

Should Council choose to proceed with consideration of Bylaw No. 2163, theaaiopl will be prohibited
from being the subject of a Public Hearing, as per the changes made by the Provithee Ltocal
Government ActhroughThe Housing Statues (Residential Development) Amendment Act, 2023.

The amenity contributions specified in Table 4 above are incorporated into Bylaw Noa2d 68ll be

payable at the time obuilding permit along with the current Development Cost Charges specified in the

various DCC Bylaws.

tuv Jo[« }SZ & }v [S]}ve }(

%o%oCE}A 0 A}LJ.O

other charges on title prior to consideration of Bylaw Adoption.

E PSHAEE]}IE]SC }E]}ooiic
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OPTIONS:

Option 1
THAT the Sustainable Development Advisory Committee recommend that Council:

1. Proceed with consideration of Bylaw No. 2163 to amend the zor@sggdation of the properties
located at 875 and 881 Brock and 2700, 2708, and 2712 StrathmoretfeoR?2 (One- and Two-Family
Residential) Zone to the CC1 (City Centre 1) subject to the following terms and conditions:

a. That the applicant provideas a bonus for increased densijtthe following contributions per
dwelling unit and commercial gross floor argmior to the issuance of a building permit
approvat

i. $750 towards the Affordable Housing Reserve Fund;
ii. $2,850 towards the General Amenity Reserve Fund; and
iii. $10.75 per m2 of commercial gross floor area to the General Amenity Reserve Fund,;

Subject to reductions in accordance with the Affordable Housing and Amenity Commibuti
Policy and the Attainable Housing Policy depending on use and height.

b. That the applicantprior to Bylaw Adoption registersa Section 219 covenant in priority of all
other charges on title, that agrees to the following

i. That the following will be provided and implemented to Bylaw No. 86dards to
the satisfaction of the Director of Engineering prior to the issuance of a building
permit:

1. Full frontage improvements;
2. A storm water management plan;

ii. That the following will be provided and implemented to Bylaw No. X80dards to
the satisfaction of the Director of Engineering prior to any land alteration:
1. A construction parking management plan; and
2. A mitigation plan.

iii. That the properties be consolidated prior to issuance of a Development Permit for
Form and Character;

iv. That no occupancy permit be issued for the proposed building until a stlatafgr
the building has been registered, to the satisfaction of the Approving Officer;

v. That a separate covenant be registered prior to issuance of a building permit for the

Langford

where it all happens.



Z23-0007 t 875 & 881 Brock and 2700, 2708, and 2712 Strathmore
20240422 Sustainable Development Advisory Committee
Pagel7 of 20

proposed development that ensures residential parking is allocated to each unit and
visitors as required by the zoning bylaw and is not provided ichange for
compensation separate from that of a residential unit;

vi. That tree protection measures are implemented by the project arborist, inclusive of
tree protection fencing, prior to commencement of work to protect the trees
identified for retention in the arborist report throughout the construction period, to
the satisfaction of the Director of Planning;

vii. That all concrete used on-site will utilize ready-mix concrete that meets aedsc
the weighted average Global Warming Potential targets based on Concrete BC
Baseline (average) mix data, and that prior to the issuance of a Building Pleemit
applicant shall provide a Type Il Environmental Product Declaration th&tgargy
verified specifying the total Global Warming Potential value and confirthiagthe
proposed development meets the requirements of Low Carbon Concrete Policy POL-
0167-PLAN;

viii. That, prior to the issuance of a Building Permit, the developer enters intaigihtp
Agreement with the City that requires either a minimum 10% of units constructed be
rented for at least 10% below the benchmark rent for the unit type for a term not less
than 25 years or that a minimum of 5% of the units constructed be directed to and
sold in accordance with the terms of the Attainable Home Ownership Program Policy
(POL-0166-PLAN). The developer shall identify the Attainable Units on the plans
submitted for the required Development Permit application;

ix. That a minimum of 15% of all residential units be constructed to adapttdieards,
to the satisfaction of the Chief Building Inspector;

X. That a minimum of 16 three-bedroom units are constructed, to the satisfaction of the
Director of Planning;

xi. That the project shall include a group daycare, to the satisfaction of the Director of
Planning;

xii. That an entry plaza and pedestrian cut-through be constructed on the northeast
corner of the site, in general accordance with the architectural drawings completed
by Jay Jung Architect, dated August 11, 2023; and

xiii. That the strata be responsible for maintaining the boulevard landscaping from the
back of the sidewalk with the exception of boulevard trees.

2. Amend the text of Section 3.26 of Zoning Bylaw No. 300 to allow for a group daycaee with
maximum of 62 children at 875 and 881 Brock and 2700, 2708, and 2712 Strathmore.

Langford

where it all happens.
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OR Option 2

THAT the Sustainable Development Advisory Committee recommend that Council tak&amowith
respect to this application to rezone 875 and 881 Brock and 2708, and 2712 Strathmore under Bylaw
No. 2163 until such time as the following items are addressed and reviewetthebysustainable
Development Advisory Committee:

a. )
b. :
C. )

SUBMITTED BY: Julia Buckingham, Planner Il

Concurrence: Leah Stohmann, RPP, MCIP, Director of Community Planning and Climate Change
Concurrence: Donna PetrieSenior Manager of Communications & Economic Development
Concurrence: Yari Nielsen, Director of Parks, Recreation and Facilities

Concurrence: Matthew Baldwin, MCIP, RPP, Director of Planning and Subdivision

Concurrence: Katelyn Balzer, P.Eng., Director of Engineering and Public Works

Concurrence: Michael Dillabaugh, CPA, CA, Director of Finance

Concurrence: Marie Watmough, Deputy Director of Corporate Services

Concurrence: Braden Hutchins, Director of Corporate Services

Concurrence: Darren Kiedyk, Chief Administrative Officer

Attachment(s):
Site Plan
Landscape Plan
Bylaw No. 2163
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Appendix At Site Map

p

Document Name: Z23-0007_Site_Ma
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Appendix Bt Location Map



@ - V
w D & D ¥ M
wwes04s3 g
. TRNIAN WS - HSL95) NSL03 RO
ON INIMVHO S THOVIHIVELS|
(54001 WY 09 T301A0H OVANDES ONIGTING AL
0-1-.91/1 oo
40%08) IN9Z'8¥ : 0IHINO3H JOVINDH INIOTING IALLDY]
ONATH ELGN VIYB'0 * 39V INOLS|
ELVRHIEL |
NY1d 31 ..-
o 3183405 s g
i r-r I
T T !
[ ! E]
o | |
| N\ | E
] [ ! -
7 | | s vzn-sunsen|
, o000
! | d
! ! | Fea P
, Tor - =T = =
v ML N | \ 1 L 4 suonsn V¢: 4 08 Tousn wosr§E= H
TIN03HIS KOS sla I ! S\ i § ] it Sl iy — =
g6 | (45 058- 11 - =~ <
HS (f Fdigooiio = B4 = Fose ol W L
| D = = B
sz oz = L~ T S
i 7 ! T S -m=2 E
&+ Naa) r = =
e _ R e
dnoxo L o 27
» e
| £ le=— —=
= o —
| |2 s @) M4 = Tousn
oc £ * 2 H L-- ==
£ g 2l
o H AVMINIHO 1 E o 1 L
| ! s i 3
L = =
vas | | =
B1d0 I L
—
A8 0DHH = |
[a s d
ot oustn ousin | o
v —
. wion > , ! .y L T Ll E s
i iy \r1 vt e AN
45 ) Y Vi VifInsffe
m M B __ 7 ' ' ' ' T
H : El| ]
2 2 5 (N3
B H = +a3a 2l 60t LN
40/ BNINOZ3Y = - S
anest
0551
; (n3a
+a382) 80 LINN N
017 INTWJOTIATO ININYT QHDINYT I...,.rm__sé
1ana —
60-22 s T
ONLTI08d alg (N3a (N3a (N3al
N T uoaoy Q:E\ +a382) ot Un [ + a3a 2 2o unn | + 38 ) 1ol LiNn
08 86108 PI0j3UE] "any 0018 G/8 "I88 e (N3 (N3 (N3 a
+aza ) sot unn |f + a3a 2 sor Lnn [+ aza @) vor unn =
2XE 861 '08 ‘PIojBue] . Qs (vaa
‘Pl BI0WIENS Z1/Z 'B0LZ 002 3 s +a382) o4 NN =
A H
. . 2ls L.l V| == -
PH 810WYIBNS G "8nY Yo01g 10 — =
13308d _ \\\\\ 03, e
-0 A\ 4 rgon = 2 D unans
20 ¥S "0 ABYNKNG IO DSV ££68 - 6 AY s 1 —
T WATHONDS L9304 —
99B-01Z (¥09) 31440 ABWNENE J P = ]| M=
] _— »y\vnz,m.%mm
“03/H3S3H SLHIIY 1V 2202 1HOI id 40390%
“NOILYH 04N ONILSDG HO SNOISN 3! % v 3
A 77 I =
1 o= Jo30¥iN0u
A % s E s
C e S W
& e
S aa Omm
wannasie 1240
T
9L .
L L
e
s NS
wna
0




Q 6,'(:$/. 6(( &,9; @ /

\ |
| 675((7 /,*+7 7<3 %< 2 6 _ w\
18( 0 : a | ' ' n
528&. $9¢( Y% ,.( 5$&.6 ) = (&,'8286 75(( ‘
1) P +7 &,3 &21&54%( % %,8</(6 = \L-4/
w 3/$17(5 :$// 7<3 6(( $5& — . 5 |
1) P +7 &,3 &21&5{%( = _ N /
\_U-4/ 3/$17(5 :$// 7<3 6(( $5& : ! = S e 251$0(17%/ 6+58% *5
6,'(:8/. 6(( &,9; ‘ ( (¢ ‘ S ED — T N — %i r;” 3(5(11,%/ 3/$17,1* ‘y
%28/(9$5' 75($70(17 72 (7 2) %8101 : = - N7 5 \ '
6 81'(5*5281" 6(( $5%& == — =" m== 2 ’ :
(7(50,1( %< &,7< 2) 1$1%)25" ( (s < QI e SR / PO 1($785( 75(( (82557,9( &2185(7
— : P R R 6
82/801$5 %28/(9$5" = s | T e ,l i i LN (MRS )3 \
75((# P2 & . A = DI, imE= SERET %f” x R / / | 6,(:$/. 6(( &9,
2 o Y O | W == SRR EEE=. S 9,
— = R T\  pm— , J,,/ ey /EWQ S~ f’{‘:fj‘ = '(&25%$7,9( $57
= , [ — 3523§57< LAV —— AL 7 HH 'ﬂ% Aot~  6&8/3785( 1,& %28/(9%5" 75($70(17
- : zZzzy, _ R Iy A S 72 % ( '(7(50,1(" %<
l ,..,-0 ‘ | i N B \ \ . 7+( &,7< 2) /$1*)25"
- T T | ] i > \ 7
I % AV 754 YA O/ i Z ,,,,\ - — ) /
T ' — / L %,6752 7$%/(6 11 Q@@ %,6752 7$%/(6 &+$,
— 1 \[-4/
. \ &+$,56 7<3 w
; R DO ——r T I %,.( 5$&.
- \ :
N R S s L x |
EEEnE = é . X | s P +7 &,3 &21&5(7( (7
| | N\ RNV 2 T o S & e S ; &$17,/(9(5( 122" 7N 5(7$,1,1% :$// \L-4/
i 1% ST %(1&+ 02817( 7‘
7 1 Y$&( 2) 1811 7<3 Y/ - P +7 &,3 &21&5(7(/ 1)
1] 5(7$,1,1* :$// \L-4/
S~ " EE= 29(5+($" 32:(5
g “ >N TTTTT R Y
aAnl
By (;,67,1* 32:(5 32/( 7<3 *(1(5%$/ 127(6
' , $// /$1'68&$3,1* 72 &21)250 72 7+( /$7(67 (',7,21 2) 7+( &$1$',$1
ﬁ - /$1'68&$3( 67$1'$5"
[ : &2175%$8&725 ,6 5(63216,%/( )25 $// 6&23,1* 2) 6(59,&(6 6859(< $1°
I %8,/",1* /(9(/ N 5 /$<287 5(48,5(" )25 /$1'6&$3,1*
— = U | Ea 6. (:8/. 6(( &9,/ /$1'6&$3( *5%',1* 6+$// &21)250 72 7+( 6,7( *5$',1* $1' '5%,1$*(
- S N H (81 9 3/$1 35(3$5(" %< 27+(56 81/(66 27+(5:,6( '(7(50,1(' 21 6,7( %< 7+(
(1*,1((5
| . &2175$&725 72 +$9( $// 75(( /128&$7,216 $33529(" %< 2:1(56
——=0 AN i %28/(985° 75(( 5(35(6(17$7,9( 35,25 72 3/$17,1*
RN $// /1$1'6&%$3,1* 72 +$9( ,1 *5281' ,55,*$7,21
%28/(985' 75($70(17 7+.6 3/$1 ,6 35(3$5(" )25 '(9(/230(17 3(50,7 385326(6 21/< $1°
. T iR 72 %( (7(50,1(" %< 6+$// 127 %( 86(' )25 &216758&7,21 81/(66 $33529(" %</ $ $ :(67
@ | NEeaN| 7+( &,7< 2) /$1*)25" $662&,%37(6
| il \ 6,7( 3/$1 6859(< ,1)250$7,21 2%7%$,1(' )520 $9, '+$/,:$/ '(6,*1
[ { }*y (1*,1((5,1* -$18$5<
N
\4! ? 1
d ———— | ™ \ , /1$1'6&%$3( $5($ &$/&8/$7,21
3 J |/ ‘ 727$/1 6,7( $5($ P
- —~ . /$1'6&$3(" $5($ 21 6,7( p
| Tt —————=— N = ‘ _ %< 27+(56
_ | B N . I | i\ . 727%$/ /1$1'6&%$3(" $5(% P 05. | REISSUED FOR DP 08-10-23
! ¥D7777777777777D777777777 77574 TR TR ATHTTALTRT ﬁ@"___' : 04. | ISSUED FOR REVIEW 08-01-23
N | il ; | 352326(' 75(( &$/&8/$7,21 03. | ISSUED FOR DP 03-22-23
~ (U I N | Ty il 02. | ISSUED FOR REVIEW 03-20-23
o 3 LN Ll TEEALL || smaLL | swers | swaL || swaiL | swei | swew | i e 6/’7( ARSI A 9% 1. | ISSUED FOR REVEW 03-15-29
~ @ CAR || CAR CAR | “CAR | CAR CAR | "CAR | CAR : 9 %28/(985" 75(( 48817, 7<  75((6 NO. | REVISION MN=DD-YY
™ ~ - - 727%/ 75((6 3/$17(" 75((6 CONSULTANTS
© %
— &+ -
; 3 = o
1o ~ . T
< %8,/ 1* /(9(] $%29¢—= © ; ‘ —
1 v ~ o~
: 3$7.2 1(9(/ $% o Q ’ s 2
’ 02—9—(_>| ‘ \00/ ™ ~
- N 2]
‘ ‘ : | S 0 0
\ L @ ©
o |
i %8,/',1* 81'(5*5281" %% | i i
— + F | i
! i P +7 '(&25%7,9( | $0(1,7< %8,/',1* RL -~ 4
122" ) (1&( . — 1o/ - 1 =l
| o=
i /$1'68&%$3( %8))(5 %E ‘ | I N |
| - |
&21&5(7( &85% N J U
@
- e 'lL
o2 @ OAO wes
> 0 $VVRFLDWHYVY .DPOHRRS
" 3/8< $5(% 2 IDQGVFDSH $UFKQWIHFRQPHQ WD 3¢
‘ 3523(57< 6(7%$&. . 6(( $5&+ 70 O9LFWRULD 6WUH|)—|$}/\;/ .DPORRBYV
,__ ﬁ
| : PROJECT TILE
B | { | BROCK AVENUE
3523(57< /,1( | CONDOMINIUMS
| d P 2700, 2108, 2112 Strathmore Road,
e 2iee see—l V. ﬁ Langford, BC VB 3X2
6(( $5&+ :_ N
Q - g \ | ' - CLIENT: LANGFORD LANDING
: - DEVELOPMENT LTD
= — = ! 4 81,7 387-%— P +7 3/$17¢54 ., .~ 1 (825$7,9(
‘ ‘ 3 ! ' 3/$17(5 3$9,1* 675,3 SHEET TITLE
‘ . 1
| — ,F(’_;$’/(ﬁa%28/(9$54%%52&. $9 (18— LANDSCAFE PLAN
‘ B S | S
T 3523(57< 6(7%3$&. B
o | Bl
o[ |l , ' . . a3 DRAMN DRAWING NO.
. o s 81'(5*5281' 3$5., 1% LMP
3523(57< /,1( .
. SCALE L."'l
L ANDSCAPE PLAN 7“5\ SECTION A 1150

DATE DRAWN PROJECT NUMBER
JANVARY 2023 KAMT70.00I

N
w SCALE: 1:150 L_‘ SCALE: |:50




— Al s
/ : 10
I £

\

{ o=
(®)]

[
o))

o )

\A

\
\A

\\=

\
\

\A

1=
BN

PMT 2%,

81,7 % (" 81,7

(1 (1

% ("

1300
SF

1260
SF

%, &<&/( 6725%*(
6)

81,7
(1

1400

SF

% ("

81,

N

*$5%$*( 5220

6)

7 % ('
(1

1360
SF

%8,/ 1% /(9(/

81,7

% ("

(1

1

360

SF

87.,/,7<

0

(&+

N

81,7

% ("

(1

N

5220

(1(&7

635,1./(5

5220

6

6)

S O L
1

— -
]

3523(57< /,1(
—
_/

()
_/
3523(57< 6(7%$&.

3523(57< 6(7%$&.

LOADING
(360
SF)

o

JvO
TIVINS

dv0
TIVINS

pikrze)
TIVINS

VO
TIVINS

3523(57< /,1(

/"1 O\ LANDSCAPE PLAN

3/$< $5(%
6(( $5&+

O

1360

\
=
\

B\ e 18 )

SEATING

AREA

%
67

T/I

<

[~

|

SIS

wﬂz%

—\

LOBBY

%

&< &/ (

25$(

&+$5*,1*

5(3%$,5 50

6)

N

A\ L
\

LN

Ul

I

—

81,

7

81,7

0%,/ 5220
6)

% ("

% ("

== ——— - |

SMALL
CAR

SMALL
CAR

SMALL
CAR

SMALL
CAR

SMALL
CAR

SMALL
CAR

18

\ DA

3523(57< 6(7%$& R

3523(57< /,1(

675%$7+025( 529%'

$0(1,7< %8,/',1*

1(9(/

*5283

&+,/'&$5(
)$&,/,7<
&+,1'5(1

6)

RZEL.

3/$< $5($
6(( $5&+

3523(57< 6(7%S$&.

L

w SCALE: |:150

3523(57< /,1(

'(&,'8286 75((

251$0(17$/ 6+58% *5£65 )
3(5(11,%/ 3/$17,1* w

'"(&25$7,9( &21&5(7(
6/$%6

6,(:$/. 6(( &9,/

%28/(9$5' 75($70(17
72 %( '(7(50,1(" %<
7+( &,7< 2) 1$1*)25"

%,6752 7$%/(6 &+$,

A),.( 5$&.
g

—

P +7 &,3 &21&5(7(

5(7%,1,1* :$//

3/$17 /1,67
47< (< %27%$1,&$/ 1$0( &20021 1$0( 6,=( 63%&,1
75((6
$& $FHU SDOPDWXP .DWVXUD .DWVXUD -DSDIFRWV H POWC
&) &RUQXV IORULGD | UXEUD SLQN IORZHULQJ GRJZRRG 3RW VSHFIL

/6 /ILTXLGDPEDU VW\UDFLIOXD 60OHQGHU 6LOKRXHWWH PO &G HWS 6

/ILDWULV VSLFDWD .REROG

OROLQLD FDHUXOHD ORRUKH[H
BRO\WWWLFKXP PXQLWXP
6DOYLD [ VIOYHVWULYV &DUDGRQQD

.REROG JD\IBBWKHW®P 2

03. | ISSUED FOR DP
OROLQLD PRRRMH[H 2 «
o S 02. | ISSUED FOR REVIEW

01. | ISSUED FOR REVIEW
NO. | REVISION

CONSULTANTS

03-22-23
03-20-23
03-15-23
MM-DD-YY

"HVWHUQ VZRUG IHUQ SRW
&DUDGR G®IV P HP @R

06 ODJQROLD VLHEROGLL 2\DPD PDJQROLD 3RW PXOWL
67 6WA\UD[ MDSRQLFXV -DSDQHVH VQRZBEHO&DO VSt
6+58%6
&D &DU\RSWHULV [ FODQGRQHQV+VQWLRW RO GREOGBXHEHDUGSRW P 2«
50U 5KRGRGHQGURQ 5DPDSR 5DPDSR UKRGRGFR/MGURR 2 .
7E 7D[XV EDFFDWD OHOIRUG OHOIRUG (QJOLVK \HZ SRW P 2«
*5$66(6 3(5(11,$/6 *5281'&29(56

\ $FKLOOHD PLOOHIROLXP 7HUUBDWFRMARWD \DUURZ SRW P 2
K $OFKHPLOOD PROOLYV ODG\ V PDQWOH SRW P 2 «
[ $VWLOEH [ DUHQGVLL 2VWULRNKNWOKPH SOXPH DVWLOEHSRW P 2 «
] %HUJHQLD FRUGLIROLD KHDUWOHDI EHSRWQLDP 2
F &DUH[ IODFFD %OXH VHGJH SRW P 2
w &HUDVWLXP WRPHQWRVXP VQRZ LQ VXPPHU SRW P 2
G 'LFHQWUD VSHFWDELOLY $OEAXLWH EOHHGLQJ KHDUW SRW P 2
H (FKLQRSV ULWUR 9HLWFK V WBGXMWFK V %OXH JORE WKLSWWH P 2 «
J JHVWXFD JODXFD %H\RQG %OXHH\RQG % OXH IHVFXH SRW P 2
Q *HUDQLXP VDQJXLQHXP S$OEXWRDUG\ JHUDQLXP SRW P 2
X +HXFKHUD $XWXPQ /HDYHV $XWXPQ /HDYH¥YRMRUD® B 05. | REISSUED FOR DP 08-10-23
E +RVWD %OXH $QJHO EOXH DQJHO SOB®WDLQ QL 04. | ISSUED FOR REVIEW 08-01-23
N

P

I

L

ODOH RQO\ YDULHWLHYV

3/$17,1* 127(6

3/$17 0$7(5,%$/ 63(&,),(' )25 ,1',9,'8%/ 81,76 ,6 68%-(&7 72 &+$1*(6
5(68/7,1* )520 &+$1*(6 72 %8,/',1* 3/$16 /$<287 $1' 6,7,1* 63(&,),&
3/$1 &+2,&(6 )25 ($&+ 81,7 0867 %( &21),50(" ,1 7+( ), (/' %< 7+(
$5&+,7(&7

7+( &2175%$&725 6+$// %( 5(63216,%/( )25 /$<287 $1' /2&$7,1* $//
3/$17 0$7(5,$/ 21 6,7( 35,25 72 3/$17,1* $1' +$9( ($&+ /$<287
$33529(" %< 7+( $5&+,7(&7 35,25 72 ,167$//$7,21

0$7(5,$/6 68%6,787,216 :,// 21/< %( &216,'(5(' $)7(5 $ :5,77(1 /,67 ,6
68%0,77(' 72 7+( $5&+,7(&7 )25 5(9,(: $1' $33529%/ 35,25 72

25'(5,1* $1' ,167$//$7,21

7+( &2175%$&725 6+$// 127,)< 7+( $5&+,7(&7 ,1 $'9%$1&( $7 /($67
+2856 35,25 72 5(48(67,1* $1 21 6,7( ),(/' 5(9,(: 2) 7+( :25.

$// 3/$17,1* %('6 &20( &203/(7( :,7+ 3/$17,1* 62,/ 32/< /$1'6&$3(
('*,1* $1' %$5. 08/&+

A West

$VVRFLDWHYVY .DPOHRRS
IDQGVFDSH $UFKQWHFRQAHQ WD 3¢

9LFWRULD 6WUHHW .DPORRSV
)8,

7(/

PROJECT TITLE

BROCK AVENUE
CONDOMINIUMS

2700, 2708, 21712 Strathmore Road,
Langford, BC V4IB 3X2

CLIENT: LANGFORD LANDING
DEVELOPMENT LTD

SHEET TIMLE

PLANTING PLAN

DRAWING NO.

L-2

DRAWN
LMP

SCALE
1:150

PROJECT NUMBER
KAMT70.00I

DATE DRAWN
JANVARY 2023




P
[
[
[
[
R
60$// 251$0(17$/
'(&,'8286 75((
: - . . 251$0(17$/ 6+58% *5$66
122" 3(5%2/$ 287'225 /281*( 6($7,1 .
) - %8,/7 ,1 6725%*( 7<3 *8$5'6%,/ 6(( $5&+ 3(5(11,%/ 3/%17,1
P +7 32:'(5 &2$7(’ /
/ 67((/ 3/$17(5 &$7(1$5< /,*+7,1* $57,),&,%/ 785) 685)$&( 32:'(5 &2$7("
7 . 67((/ 3/$17(5 4/
/ / | @ 5005 (/s 7<3 325&(/$,1 3$9(5
A A A
o o [ m— I\ N /| = [ [ % &586+ (' /,0(6721(
8251+2/( 7266 % % ' — J\ ! *\| i |/’*(/ ,I’ — ' — 685)$&(
%2$5' 7<3 : —— [+ ¢ & 4 (o ¢ & ¢ |F= —
I I - AR [ - -
® )
8586+ (5 &+3 : —— @ =y @ — — ‘ \ B8 S S SR
685)$&( i i \V ¥ i i i i /1281 (&+$,5 7<3
P +7 32:'(5 &2$7('
&,3 &21&5(7( &85% 251%$0(17%$/ 6+589 / 67((/ 3/$17(5
*5$66(6 3(5(11,$/6
AN 2\ P +7 32:'(5 &2$7¢
6725$*( % ~+—F=— \ \ = 67((/ 3/$l7(5 ) <%
(10 22" %(1&+ 7<3
P +7 32:'(5 &2$7¢ @ \Zﬁ L4
67((/ 3/$17(\5 - _()] P +7 32:'(5 &2%$7('
67((/ 3/$17(5 7<3
6+8))/( %2$5"
&2857 *$0( @ 3$/$12 ),5( %2
| ) %$59% (&8 *I(/(9$725
67%$,5:%<
m ROOFTOF AMENITY SFPACE LANDSCARFE FPLAN
L[] ) =t 05. | REISSUED FOR DP 08-10-23
04. | ISSUED FOR REVIEW 08-01-23
03. | ISSUED FOR DP 03-22-23
02. | ISSUED FOR REVIEW 03-20-23
N
S ‘ 522)723 3/$17 /’67 01. | ISSUED FOR REVIEW 03-15-23
S 47< (< %27%$1,&$/ 1$0( &20021 1$0( 6,=( 63$&,1* NO. | REVISION MM-DD-YY
— 75((6 CONSULTANTS
[
S +$ +DPDPHOLV [ LQWHUPHGLD 'LDQH 'LDQH ZLWFSRMDPXOWL V
06 ODJQROLD VLHEROGLL 2\DPD PDJQROLD SRW PXOWL V
*5$66(6 3(5(11,$/6 *5281'&29(56
\ $FKLOOHD PLOOHIROLXP 7HUUDFERDARW WD \DUURZ SRW P 2 &
D $O\WVXP VD[DWLOH *ROG .REROG EDVNHW RISFRROG P 2 &
S $UPHULD SVHXGDUPHULD 'UHDRBE®RBROEBXGV VHD WKULIBRW P2&
W &HUDVWLXP WRPHQWRVXP  VQRZ LQ VXPPHU SRW P2&
H (FKLQRSV ULWUR 9HLWFK V %GIXMFK V %OXH JOREH WKERWOHP 2 &
N /LDWULV VSLFDWD .REROG .REROG JD\ISBWKH®P 2 &
Y 3DQLFXP YLUJDWXP +DQVH +HUPV +DQVH +HUPSRWZLWFE &U
V B6WLSD WHQXLVVLPD OH[LFDQ IHDWKHU JUDVV SRW P 2 &
% ﬂ | - \ %
| | |
N A = : 3/$17,1* 127(6
— : 3/$17 0$7(5,$/ 63(&,),(' )25 ,1',9,'8%$/ 81,76 ,6 68%-(&7 72 &+$1*(6
— 5(68/7,1* )520 &+$1*(6 72 %8,/',1* 3/$16 /$<287 $1' 6,7,1* 63(&,).&
==\ 3/$1 &+2,8&(6 )25 ($&+ 81,7 0867 %( &21),50(" ,1 7+( ), (/' %< 7+(
$58+,7(&7
7+( &2175$&725 6+$// %( 5(63216,%/( )25 /$<287 $1' /2&$7,1* $//
3/$17 0$7(5,$/ 21 6,7( 35,25 72 3/$17,1* $1' +$9( ($&+ /$<287 0 0
$33529(" %< 7+( $5&+,7(&7 35,25 72 ,167$//$7,21 i
0$7(5,$/6 68%6,787,216 :,// 21/< %( &216,'(5(' $)7(5 $ :5,77(1 /1,67 ,6 $VVRFLDWHV .DPORRS
68%0,77(" 72 7+( $5&+,7(&7 )25 5(9,(: $1' $335298%/ 35,25 72 /DQGVFDSH $UFKQWIHFROGRHO WD 3¢
25'(5,1* $1' ,167%//%$7,21 9LFWRULD 6WUHHW .DPORREV
7+( &2175%$&725 6+$// 127,)< 7+( $5&+,7(&7 ,1 $'9%1&( $7 /($67 7(/ )$;
\‘ / +2856 35,25 72 5(48(67,1* $1 21 6,7( ),(/' 5(9,(: 2) 7+( :25.
\ ' $// 3/$17,1* %('6 &20( &203/(7( :,7+ 3/$17,1* 62,/ 32/< /$1'6&$3(
= \ 0y ("*,1* $1' %$5. 08/&+ 21 /$1'6&%$3( )$%5,& PROJECT TITLE
v % BROCK AVENUE
/ CONDOMINIUMS
o 2700, 2708, 2112 Strathmore Road,
Langford, BC V4IB 3X2
. CLIENT: LANGFORD LANDING
DEVELOPMENT LTD
SHEET TITLE
ROOFTOP AMENITY SPACE
DRAWN DRAWING NO.
LMP
SCALE L-"'3
Alele
/"9 \ ROOFTOP AMENITY SPACE PLANTING PLAN
[ —[] ) =eAtmtioe DATE DRAWN PROJECT NUMBER
JANVARY 2023 KAM.T70.00I




3/$17,1* 127(6

(;&$98$7( +2/( 72 7+5(( 7,0(6
ST+ 2) 5227%$// $1' 21/< 72

"(37+ 2) 5227%$// 3/$17,1* 127(6

3581 ( 21/< '($' ',6($6(' 25

%52.(1 75(( /,0%6 0%$,17%,1 &217%,1(5 *52:1 672&. 6+$// +$9(

3523(5 75(( )250 121 %,2'(*5%$'$%/( &217%,1(56

326,7,21 75(( 67%.(6 ,172 5(029(' 35,25 72 3/$17,1* )

',5(&7,21 2) 35(9%,/,1* :,1'6 &217%$,1(5 ,6 %,2'(*58$'$%/( &87 $1°

5(029( $// '(%5,6 )520 3/$17,1* 5(029( 72% .
- +2/( 35,25 72 75(( 3/$&(0(17 3581( 21/< '($' ',6(%$6(' 25 %$&.),// 75(1&+ : &203%$&7(

. : %52.(1 %5$1&+(6 52%' %$6( *5%$9(/ 7<3
421,)(5286 '(&4,'8286 6+58%6 5(029( $// '(%5,6 )520 3/$17,1* "2 127 &586+ 3,3( 6/((9(
86( 7:2 23326,1* )/(;,%/( 7,(6 :+(1 +2/( 35,25 72 6+58% 3/$&(0(17

$63+$/7 &218&5(7(

67%.,1* ,6 1(&(66%$5< 7,(6 6+28/" %( 685)$&( 6(( ':* 6

3/$&(" 21 12:(5 +$/) 2) 75(( $1°
$//2: )25 7581. 029(0(17

e 6(7 75(( 3/80% $1' 67%.( : 67((/
7 %$5 67%.(6 21 23326,7( 6,'(6 2) 75((
$1*/( 67%$.(6 $7 f 0,1 $1' $92,°
'5,9,1* 67%$.(6 7+528*+ 5227%$//
oyeaidisss| Jossstiesimentiiti—— 08/&+ 6(( 63(&6

T &87%$&. :,5( %$6.(7 $1' %85/%$3
VP 72 (;326( 728 2) 5227%$//

*(17/< 3%&. %$&.),// 86,1* :$7(5

72 6(77/( 62,/ $5281' 5227 %$//

PP /,*+7/< &203$&7(' 72362,/ ) e e 5227%$// 6(7 21 /,*+7/< &203$&7("
$5281' 5227%$// $' %21( 0($/ 25 72362,/ .((3 5227%$// ,17$&7 :+(1

((3 08/&+ PP
%$&. )520 7

o GOE G

%8,/' 83 6$8&(5 $5281' 5227%$// 62%. SUs.
7+ :$7(5 ,00(',$7(/< $)7(5 3/%$17,1* 2

08/&+ 6(( 63(&6

75(1&+

PP CB&+ 39&
,55,%$7,21 6/((9( /$,"
675%,*+7 &217,18286
:,7+287 -2,176 (;7(1' (1'6

72362,/ 6(( 63(&6

P O,1 %(<21' ("*(6 2)
5227 67$57(5 )(57,/,=(5 $6 63(&,),(' 3/$17,1*% $1' $'* %21( 0($/ 25 5227 3$9(' 685)$&(6 03$5. 6/((9(
67$57(5 )(57,/,=(5 $6 63(&,),(' (1'6 : :22' 67%.(

326,7,21 5227%$// 21 ),50/< PP (374 &/(S1 1864 (

3%&.(' 62,/ 72 35(9(17 6(77/,1* 81',6785% (' 1$7,9( 62,/ Co ! ' ¥

81',6785% (' 1$7,9( 62,/ 631" %36(
71\ TYPICAL DECIDUOUS TREE PLANTING DETAIL /"2 \ TYPICAL SHRUB PLANTING DETAIL /"3 \ IRRIGATION SLEEVE DETAIL /"4 \ EXAMPLE OF DECORATIVE WOOD FENCE
w SCALE: NT.S (I00Omm CAL. OR LESS) w SCALE: NT.S w SCALE: NT.S. \{y SCALE: NTS.

05. | REISSUED FOR DP 08-10-23
04. | ISSUED FOR REVIEW 08-01-23
03. | ISSUED FOR DP 03-22-23
02. | ISSUED FOR REVIEW 03-20-23
01. | ISSUED FOR REVIEW 03-15-23
NO. | REVISION MM-DD-YY

CONSULTANTS

L_4 SCALE: N.T.S. L_4 SCALE: N.T.S. L_4 SCALE: NT.S. L_4 SCALE: NTS.

/"5 \ EXAMPLE OF DECORATIVE CONCRETE SLABS /"6 \ EXAMPLE OF PORCELAIN PAVERS /"7 \ EXAMPLE OF CONCRETE PLANTER /& \ EXAMPLE OF STEEL PLANTER

L.A West

$VVRFLDWHYV .DPORRS
/DQGVFDSH $UFKQWIHFRQRHQ W D 3¢

9LFWRULD 6WUHHW .DPORREBV
7(/ )$;

PROJECT TITLE

BROCK AVENUE
CONDOMINIUMS

2700, 2708, 2112 Strathmore Road,
Langford, BC V4B 3X2

CLIENT: LANGFORD LANDING
DEVELOPMENT LTD

SHEET TMLE

LANDSCARPE DETAILS

DRAWING NO.

LMP
/" a \ EXAMPLE OF CANTILEVERED WOOD BENCH /10 \ EXAMPLE OF WOOD BENCH /1 EXAMPLE OF BISTRO TABLES ¢ CHAIRS /12 \ EXAMPLE OF PALANO FIRE BOWL — | -4
w SCALE: NTS. w SCALE: NTS. w SCALE: NTS. w SCALE: N.TS. NTs

DATE DRAWN PROJECT NUMBER
JANVARY 2023 KAM.ORZDZZH S




LANDSCAFPE SPECIFICATIONS

CONCRETE UNIT PAVER SPECIFICATIONS

GENERAL

I
2.

A

All landscape work undertaken shall conform to the Canadian
Landscape Standard, latest edition, unless othernise specified.
The Contractor shall be responsible for locating all
underground utilities which may be affected by the work and
report any possible conflicts to the Architect prior to
construction. Any damage to existing utilities or site services
must be repaired immediately to the satisfaction of the
Architect or the Onner's representative. The Contractor is
responsible for all costs for damages.

The Contractor shall leave the site in a neat and tidy condition
at the end of each working day and at the completion of the
contract. The Contractor shall ensure public safety is maintained
at all times during the contract.

Materials substitutions will only be considered after a written
list is submitted to the Architect prior to installation.

The Contractor shall notify the Architect, in advance, at least
24 hours prior to requesting an on-site field review of the
Work.

TREE PROTECTION (FROM CANADIAN LANDSCAPE

STANDARDS 2ND ED.)

Critical Protection Zones for trees should be determined by
referencing Table T-3.1: Guidelines for Determining Critical
Protection Zones for Trees.

B. SITE PREPARATION

Rough/finish subgrade and have rough grading gpproved by the
Architect prior to havling and spreading topsoil. The
Contractor 1s responsible for all survey.

Remove excess rocks, boulders, tnigs, roots, stumps or other
impediments not conducive to landscaping; dispose of these
materials at an approved dumping location off-site unless
otherwise directed by the Architect. Grade the site to drain
away from buildings to comply wWith the Site &rading Plan or as
directed by the Architect.

C. TOPSOIL ¢ FINISH GRADING

Existing stockpiled or native topsoil shall be screened to
remove rocks, Wweeds, grass and other deleteriovs material
before being accepted for landscaoping. Existing topsoll shall
be amended with imported topsoil at a ratio of I:| and well
blended by rototilling or other approved method. Testing
existing topsoll Will be paid for by the Contractor.

Imported topsoil shall be good quality, clean, loose well draining
planting soil and shall be approved by the Architect prior to
installation. The approved topsoil mix shall have the following
characteristics:

a. Maximum 15% clay content and 30-50% sand content;
b. pH of between 6.0 and 7.0 and a minimum organic content of

|10%; Testing of imported topsoll may be requested by the

All plont material shall be healthy, free of disease, pests,
showing good growth characteristics and shall be No. | grade.
Plant material shall be guaranteed for a period of one (1) year
from date of final acceptance/contract completion.

All plant material delivered to the site must be individually
labeled with botanical and common names and labels left in
place until the Architect has inspected and approved planting.
The Contractor shall supply the necessary planting soll,
fertilizers, bonemeal, insecticides and anti-desiccants as
required to ensure proper planting procedure. The Contractor
shall maintain the plant material until final acceptance of the
work and to the satisfaction of the Architect.

The Contractor shall supply and install tree support according

Finish all planting beds wWith medium grade, clean, Fir bark mulch
to finished grade as shown or specified on the dranings.
Provide sample of mulch to Architect for approval prior to

Avoid installing mulch in areas of groundcover or annual
plantings, unless othernise directed by the Architect.

D. PLANT MATERIAL
I
2.
3.
4.
5.
to the planting details.
6.
7.
installation.
o.
E. LANDSCAPE MAINTENANCE

The Contractor shall be responsible for providing all materials,
equipment and labour required for the purpose of maintaining

2. Physical protection barriers, silt fences, shade or erosion Architect and shall be paid by the Contractor until the all new and existing landscaping during the course of the
protection shall be erected at the edge of the Critical required specification is met. contract.

Protection Zones before clearing, grubbing, excavation, or 3. Topsoll shall be spread over a loose, scarified subgrade to 2. Maintenance of the landscaping by the Contractor shall include,
grading, or any other work occurs on the site. depths as specified: but not limited to, the folloWing:

Physical protection barriers shall meet all applicable municipal ¢. Planting beds (shrub) areas: 450mm depth minimum; 2.1, The cutting of lawn areas to 3&mm (1.5") height and at no
bylaws and regulatory requirements. 4. Finish grade topsoll areas to permit finish landscaping as shown time allowing the grass to exceed a height of |0Omm (4").

4. As a minimum, protective fencing should be erected outside the on the dranings. Backfill tree pits with a minimum 30O0mm of All grass clippings shall be removed from the site;
drip-line or as shown in Table T-3.I: Guidelines for Determining topsoil around all sides of the rootball unless otherwise 2.2. Top dressing, fertllizing and weed control of all grass
Critical Protection Zones for Trees. specified. areas and planting areas to good horticultural practice;

5. Signage should be provided at regular intervals along 5. Finish grade by leveling and hand-raking topsoil while removing 23. Pruning, and the control of Insects and diseases, for all
protective tencing indicating the function of the fencing, i.e. all roots, stones, tnigs and other deleteriovs material to plant material to good horticultural proctice;

Tree/Plant Protection Area - Do Not Enter'. grades and slopes as shown on the drawings or as directed by 24. Operation and adjustment of the underground sprinkler

6. Protective fencing and signage should be well maintained for all the Architect. Remove all rocks over 25mm diameter. Grade system and/or manual watering such that all landscaped
element Critical Protection Zones throughout construction. anay from bulldings at a minimum of 2% for positive surface areas are watered adequately;

Damaged fencing or signs shall be repaired or replaced drainage. Finish grade topsoll for planting beds 50mm 2") 25. The nursing and protection of all seeded, hydroseeded,
immediately. below curbs, sidewalks or planters to permit installation of sodded or planted areas, as required to ensure adequate

1. Areos of trees and vegetation Critical Protection Zones shall mulch. Hand rake and finish grade topsolil for grass areas flush "catch" and growth of the plantings;
be tence off by means of: With the tops of curbs, sidenalks and planting beds to permit 26. The cleanup and removal of garbage so that the site Is left

T.. Chain link fence of at least a 1.2m (4ft) height mounted on installation of grass seed or turf. Roll topsoil With 50 kg. roller in a neat and tidy condition each day;
steel or sturdy wooden posts. Fence posts should be and have finish grading approved by the Architect prior to 2. Topdressing of mulch to maintain the specified depth of
installed no farther than 2.4m (&ft) apart. grass seeding, turfing, shrub planting or mulch installation. cover.

7.2, Solid plywood hoarding mounted securely to steel or sturdy 6. Limestone Crush 34": 3. All landscape maintenance procedures shall be to a high
Wooden posts. Posts should be Iinstalled no farther than 6.l.  Crushed aggregate shall be composed of sound, hard, and standard and shall be done to the satisfaction of the Architect.
2.4m (&ft) apart. durable particles of sand, gravel, and rock, and shall be

13. Boord fencing consisting of posts minimum of 4cm by &cm (2" free from elongated particles, injuriovs quantities of Flaky
by 4") set in securely in the ground and extending at least particles, soft shales, organic matter, clay lumps, and other
Im (3ft) above the ground and minimum 4cm by &cm (2in by foreign material.
4in) top and bottom rail. Fence posts should be installed no
father than 2.4m (&ft) apoart.

14, Plastic fencing (‘international orange' polyethylene web
fencing) securely mounted on a wooden framework consisting
of posts minimum of 4cm by &cm (2in by 4in) set securely in
the ground and extending at least Im (3ft) above the ground
and wWith minimum 4cm by &cm (2in by 4in) top and bottom rail.

Fence posts should be installed no farther than 2.4m (&ft)
apoart.

o. F’rotepctlve fencing shall be removed only when all construction
is fully completed.

IRRIEATION SFPECIFICATIONS

(Contractor to provide shop dranings for design

and approval and for as-built/record draming)

GENERAL B. VALVES AND WIRES D. CONTROLLER

I. All irrigation work shall conform to the latest edition of the I. Wire burial shall conform to the B.C. Electrical Code and local I. Mount irrigation controller(s) in location as shown on the
Irrigation Industry Association of British Columbia, 'Standards regulations. Valve wires shall be installed in the irrigation main dranings, or as directed by the Onner's Representative. Use on
for Landscape Irrigation Systems' unless othernise specified line trench wherever possible. approved fastening method when connecting to a building wall,
herein. 2. Control Wires from avtomatic valves to controller shall be either interior or exterior. Any damage to the building wall or

2. The Contractor shall schedule installation of the underground direct burial type TWU-40 minimum 14 gauge. The common nevtral interior fixtures must be repaired immediately, at the expense
sprinkler system in conjunction with the installation of landscape wire shall be white. Wire sizing for proper operation of the of the Contractor to the satisfaction of the Owner's
work in the contract. During the contract, the Contractor shall irrigation valves shall be the responsibility of the Contractor. Representative.
have a gualified foreman, well versed in all aspects of 3. All manuval and remote control valves, double check/backflon 2. The controller shall be hard-wired directly into the nearest
irrigation work, continuously on the job. preventers, pressure reducing valves, water meters, filters, sultable electrical service panel or electrical outlet in

3. The Contractor shall be responsible for locating all drain valves and blow-out connections must be installed in valve accordance With the B.C. Electrical Code requirements, and to
underground services which may affect the work and immediately boxes flush with the finished grade, unless otherwise notes on the satisfaction of the Owner's Representative. The Contractor
repair any damage to the satistfaction of the Owner's the plan. Lockable plastic irrigation valve boxes must be shall obtain all necessary permits, inspections, and approvals
Representative at no cost to the Owner. approved by the Owner's Representative prior to installation. from the local approving auvthority.

4. The Contractor Is responsible for obtaining all necessary 4. All double check valves/oackflon preventers, pressure 3. Interior Bullding Installation: mount the controller in a location
permits for electrical and plumbing connections as may be reducing valves and manuval gate valves shall be bronze as shown on the drawings and as approved by the Owner's
required. The Contractor shall be responsible for obtaining construction (‘Watts') or approved equal and shall conform to Representative prior to installation.

CSA approvals on parts or equipment if this is not provided by local plumbing code installation regulations. 4. Exterior Building Installation: mount the controller in a vandal
others. proof, weatherproof, lockable, 3.2mm 08") aluminum or steel box,

5. The Contractor shall provide design and all the components of C. SPRINKLERS of a suitable size for irrigation controller. Finish the box wWith a
the irrigation system as specified on the approved shop minimum of (2) coats of rust Inhibitive paint to match building
dranings. Substitutions for alternative parts Will only be I. Pop-up sprinklers shall be mounted on triple swing joints equal colour as directed by the Onner's Representative.
considered if the Contractor submits a list of proposed equals in size to the inlet diameter of the sprinkler assembly. Sprinkler 5. Exterior Remote Location: mount the controller in a vandal
to the Owner's Representative, in Writing, prior to beginnin heads shall be set flush with finish grade ond adjusted by the proot, weatherproot, lockdble, painted pedestal or approved
work. Approval for design and/or rejection of substitutions will Contractor for maximum efficiency and minimum overspray. 3.2mm (") steel box at a location as shown on the dronings.
be provided to the Contractor in Writing by the Onner's 2. Spray sprinklers on risers shall be installed on swing joints and The Contractor shall provide a reinforced concrete pad flush
Representative. shall be set plump, approximately 300mm (12") above finished With finished grade for mounting the pedestal, including suvitable

6. The Contractor shall guaraontee the installation and operation grade unless otherwise directed by the Owner's sized electrical conduits located through the concrete pad for
of the Irrigation system for a period of one (1) year from the Representative. Risers shall be minimum Schedule &0 PVC. All control wires.
date of final acceptance of the contract. This guarantee shall spray sprinklers must include a filter screen. 6. The Contractor shall prepare and submit shop drawings for any
not override a manufacturer's guarantee on parts it it is for a 3. Drip emitters shall be pressure compensating, self-flushing, with exterior controller installation, including construction details of
longer period of time. a discharge of 2.0 GPH. Set emitters slightly above finished sizes, materials, and mounting hardware for the weatherproof

7. The Contractor shall be responsible for winterizing the system grade for visval conformation of operation and ease of box to house the controller.” Shop drawings must be approved
in the fall and starting the system the following spring as part maintenance, unless noted otherwise on the plans. by the Onner's Representative prior to construction or
of this contract. 4. Microjets shall be installed on poly riser extensions set 1I50mm installation.

&. The Contractor shall provide the Onner's Representative with (6") above Finished grade. The location, layout and spray 1. Connect low-voltage valve wWires to controller and provide
an As-Built reproducible original drawing (equal in scale of the pattern of microjets heads shall be as noted on the plans or approved rigid electrical conduit fastened to the building wall
design satisfaction of the Onner's Representative. The as approved by the Onner's Representative on site. The to a minimum 450mm (18") below finished grade, unless otherwise
Contractor shall provide the Operations Manual for the Contractor shall be responsible for providing full, head to head specified by BC Electrical Code to the satisfaction of the
controller(s) and any other information necessary for the coverage. Onwer's Representative.
regular operation or maintenance of the irrigation system. 5. All drip emitter zones and microjet zones shall include a 4"

A. PIPE AND FITTINGS

Irrigation main line pipe must be Sch. 40 PVC. Lateral lines
3&mm (1.5") diameter and smaller shall be minimum Class 200
PVC pressure pipe, Joined by solvent weld method or approved
equal. All pipe shall be marked with manufacturer's nome,
material, and pressure rating.

Irrigation fittings shall be minimum Schedule &0 PVC molded
fittings.

PlpegFor dripo emitter zones or microjets shall be high density
polyethylene installed as approved by the Owner's
Representative. Completely flush entire piping system before
installing drip-emitters or microjets.

Irrigation pipe shall be laid in straight lines wherever possible,
minimizing bends to prevent stress and pipe cracking. Pipe
layout wWill be at the discretion of the Onner's Representative.
Pipe shall be buried a minimum of 400mm (16") below finished
grade and trenches must be backfilled with sand or approved
non-adbrasive material for pipe cover. Stones over 15mm
diameter must be removed from trenches and shall not be used
as backfill.

diameter y-strainer filter, 74" diometer pressure regulation
valve and %4" diameter 1solation In a valve box With the zone
control valve. Provide a 34" diameter drain valve in a lockable
valve box at the end of each drip emitter and microjet zone
for winterizing.

GENERAL

5.

The Contractor shall be responsible for locating all
underground utilities which may be affected by the work and
report any possible conflicts to the Architect prior to
construction. Any damage to existing utilities or site services
must be repaired immediately to the satisfaction of the
Architect or the Onner's representative. The Contractor is
responsible for all costs for damages.

The Contractor shall leave the site in a neat and tidy condition
at the end of each working day and at the completion of the
contract. The Contractor shall ensure public safety is maintained
at all times during the contract.

Materials substitutions Will only be considered after a written
list is submitted to the Architect prior to installation.

The Contractor shall notify the Architect, in advonce, ot least
24 hours prior to requesting an on-site field review of the
Work.

Svomittals:

5.1. Shop Drawings indicating perimeter conditions, relationship to

adjoining materials and assemblies, concrete paver layout,
patterns, and colour arrangement, an installation details.

5.2. Concrete Unit Pavers:

521. The Contractor shall submit four (4) representative
full-size samples of each paver type, thickness, colour,
Finish that indicate the range of colour variation and
texture expected in the finished installation. Accepted
samples shall become the staondard of acceptance for
the work.

5.2.2. Moanvfacturer's catalogue product data, installation
instructions, and Safety Data Sheets for the safe handling
of the specified materials and products.

53. Paver Installation Subcontractor:

6.

531. A copy of the Subcontractor's current certificate from
the Interlocking Concrete Pavement Institute Concrete
Paver Installer Certification program.

532. Job references from a minimum of three (3) concrete
paver Installations similar In design, material, scope, and
extent indicated on this project. Provide
Owner/Client/General Contractor names, postal address,
phone, fax, and email address.

Quality Assurance

6.l. Mock-Ups:

ol Install a 2m x 2m paver area to vse to determine
surcharge of the bedding sand layer, joint sizes, lines,
laying pattern(s), colour(s), and texture of the job. This
area Will be vsed as the standard by which the work wWill
be judged. If approved by the Owner or Onner's
Representative, the mock-up may be retained as part of
the finished work.
©6.1.2. If mock-up is not retained, remove and properly dispose
of mock-vp.
Comply with manufacturer's ordering instructions and lead-time
requirements to avoid construction delays.
Deliver materials to project site in manufacturer's original,
vnopened, undamaged packaging with identification labels intact.
Store materials per manutacturer's instruction and protect such
that they are kept free from mud, dirt, and other foreign
materials. Cover bedding sand and joint sand wWith waterproof
covering If needed to prevent exposure to rainfall or removal
by Wind. Secure covering In place.

IO. Environmental Limitations:
0., Do not install sand or pavers during heavy rain or snowfall

or over frozen base materials.

|0.2. Do not install frozen sand or saturated sand.
10.3. Do not install concrete pavers on frozen or saturated sand.

A. PRODUCTS

Interlocking Concrete Pavers:

Il. Supplied by: Abbotsford Concrete Products

|.2.
|.3. Colour:

(1-800-663-4041)
Classic Standard Series, Pinnheel pattern

Paver |: Brown
Paver 2: Natural
Paver 3: Charcoal

2. Bedding and Joint Sand:
2.l. Provide bedding and joint sand as follows:

2.1, Washed, clean, non-plastic, free from deleteriovs or
foreign matter, symmetrically shaped, natural or
manuvfactured from crushed rock.

2.12. Do not vse limestone screenings, or stone dust, or sand

for the bedding sand materials that does not conform to

the grading requirements of CSA A23.1-Fal.

2.13 Do not vse mason sand, or sand conforming to CSA AlT4

for the bedding sand.

214, Sleve according to COA AZ23.2A.

2.15. Bedding Sand Requirements: per manufacturer's
recommendations. Conform to the grading requirements of
COA A23.|I-FAI

2.16. Joint Sand Material Requirements: per manufacturer's
recommendations. Conform to the grading reguirements
COSA-AITA.

3. Plastic Edge Restraint

3.l. Product: Snap Edge

3.1. Supplier: River City Rock Products (1-250-377-8622)
3.2. Where not otherwise retained, provide edge restraints

installed around the perimeter of all interlocking concrete
paving unit areas.

B. EXAMINATION

The Contractor shall verify that the base is dry and ready to
support the sand, paving stones, and imposed loads and that
the base surface is closed or tightly compacted with adequate
fines to seal the surface, restricting sand from migrating into
the base.

The Contractor shall verity the base materials, thickness,
surface tolerances, and elevations conform to specified
reguirements.

The Contractor shall verity the location, type, and elevations of
edge restraints, utllity structures, and drainage inlets around the
perimeter of the area to be paved.

Do not proceed with installation of bedding sond and
Interlocking concrete pavers until base conditions are
corrected by the Contractor. Beginning the installation of the
concrete unit pavers indicates that the Contractor accepts the
base and edge restraints.

C. PREPARATION

The Contractor shall verity the base is dry and meets the
material, installation, and grade specifications. The base shall
be ready to support sand, edge restraints, pavers, and
imposed loads.

Edge Restraint Preparation:

2.1. Install edge restraints per manufacturer's recommendations.

Mount directly to the finished base, do not install on bedding
sand. The minimum distance from the outside edge of the
base to the spikes shall be equal to the thickness of the
base.

D. INSTALLATION

Spread bedding sand evenly over the base course and screed
to depth specified. Do not disturb screeded sand.
Screeded area shall not substantially exceed that which is
covered by pavers in one day.

I.2. Do not use bedding sand to fill depressions in the base

2.

surface.
Lay pavers in pattern indicated in the specifications. Place units
hand tight wWithout using hammers. Make horizontal adjustments to
placement of laid pavers wWith rubber hammers and pry bars as
reqguired.
Provide joints beteen pavers between 2mm and Smm wide. No
more than 5% of the joints shall exceed émm Wide to achieve
straight bond lines.
Joint lines shall not deviate more than 15mm over 15m from
string lines.
Fill gaps ot the edges of paved area with cut pavers or edge
units.
Cut pavers to be placed along the edge with a double bladed
splitter or masonry san. Adjust bond pattern at pavement
edges such that cutting of edge pavers is minimized.
Keep equioment off newly laid pavers that have not received
Initial compaction and joint sond.
Use a low-amplitude plate compactor copable of at least
minimum of 22kN ot a frequency of 75 to |00 Hhz to vibrate the
pavers into the sand. Remove any cracked or damaged pavers
and replace With new units.
Simultaneously spread, sweep, and compact dry joint sand into
Joints continuously until full. This Will require at least 4 to &
passes With a plate compactor. Do not compact wWith 2m of
unrestrained edges of paving units.

. All work within 2m of the laying face shall be left fully

compacted with sand-filled joints ot the end of each day or
compacted vpon acceptance of the work. Cover the laying face
or any incomplete areas with plastic sheets overnight it not
closed with cut and compacted pavers with joint sand to
prevent exposed bedding sand from becoming saturated from
rainfall.

Remove excess sand from surface when installation is
complete. Surtace shall be broom clean after removal of
excess joint sand.

E. FIELD QUALITY CONTROL

The final surface tolerance from grade elevations shall not
deviate more than 10mm under a 3m straightedge. Use a
straightedge, flexible straightedge or transit depending on
surface slope and contours. Check final surface elevations for
conformance to drawings.

2. There shall be no greater than 3mm difference in height
betneen adjacent pavers.
E. CLEANING

Clean concrete pavers in accordance with the manuvfacturer's
written recommendations

&. PROTECTION

After Work in this section Is complete, the Contractor shall be
responsible for protecting work from damage due to
subsequent construction activity on the site.
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CITY OF LANGFORD
BYLAW NC2163

A BYLAW TO AMEND BYLAW NO. 300,
“LANGFORD ZONING BYLAW, 1999"

The Council of the City of Langford, in open meeting assenb&reby enacts as follows:

A. Langford Zoning Bylaw No. 300, 1998n®nded as follows:

a)

b)

By deleting fromthe One-and Two-Family ResidentigR2) Zoneand adding to tle City Centre
(CC) Zonethe property legally described as:

a) Lot1, Sectiorb, EsquimalDistrict, Plarl6167 PID No003-918-874 (875 Brock Avenye
b) Lot 10, Section 5, Esquimalt District, Plan 768D No. 00410-621 (881 Brok Avenue);
c) Lot2, Section 5, Esquimalt District, Plan 1618/D No. 00414-341 (2700 Strathmore Road);
d) Lot 3, Section 5, Esquimalt District, P1&467, PID No. 08433-594, (2708 Strathmore Road);
e) Lot4, Section 5, Esquimalt District, Plan 16167, PIDAQ4.78-365, (2712 Strathmore Road)

as shown shaded on Schedulattached to and forming part of this Bylaw.

By adding the following to the table in Section 3.26.02(1

Legal

Description Maximum Capacity

Lot 1,
Brock Avenue)i.ot 10, Section 5, Esquimalt District, Plan 7087, PID Ne. 004
010621 (881 Brock Avenud)pt 2, Section 5, Esquimalt District, Plan 16167,
PID No. 004€14-341 (2700 Strathmore Road)pt 3, Section 5, Esquimalt
District, Plan 16167, PID No. 6483-594, (2708 Strathmore Roadnd Lot
4, Section 5, Esquimalt District, Plan 16167, PID No108365, (2712

Strathmore Roaj

Section 5, Esquimalt District, Plan 16167, PID Ne91#374 (875| 62 children

c) By adding the following to Table 1 of Schedule AD:
Bylaw - : I Eligible for Reduction in
Zone No. Legal Description Amenity Contributions Section 2 of Schedule A
CC1 2163 a) Lot 1, Section 5, a) $2,850per residentialunit No
Esquimalt District, createdtowards the
Plan 16167, PID No.| General Amenity Reserve
003918874 (875 Fund

Brock Avenue);
b) Lot 10, Section 5, | b)$750per unit created

Esquimalt District, towards the Affordable
Plan 7087, PID No. Housing Reserve Fund
004010621 (881 and

Brokc Avenue);

c) Lot 2, Section 5, c) $10.75 per rof

Esquimalt District, commercial gross floor
Plan 16167, PID NO.|  eq

004-014-341 (2700
Strathmore Road);
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d) Lot 3, Section 5,
Esquimalt District,
Plan 16167, PID No.
000433594, (2708
Strathmore Road);

e) Lot 4, Section 5,
Esquimalt District,
Plan 16167, PID No.
000-178-365, (2712
Strathmore Road)

B. This Bylaw may be cited for all purposes as “Langford Zoning Bylaw, AmendmeritSN@75 and
881 Brock Avenue, and 2700, 2708, and 2712 Strathmore)R®ddwNo.2163 2024".

READ A FIRST TIME this day of 4, 202
READ A SECOND TIME tdmsy of ,2024
READ A THIRD TIME thiday of , 2024

APPROVED BY THE MINISTRY OF TRANSPORTATION this day of ,2024.

ADOPTED thisday of ,2024

PRESIDING COUNCIL MEMBER CORPORATE OFFICER
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