City of Langtord

Staff Report to Sustainable Development
Advisory Committee

DATE: Tuesday, October 15, 2024
DEPARTMENT: Planning

APPLICATION NO.
SUBJECT: Bylaw No. 2108pplication to Rezone 2866 Rita Road, 2870 Rita Road, and 950

: Z23-0008

Bray Avenue from One- and Two-Family Residential {@2}ity Centre 1 (CC1) to
allow a Six-Storey Apartment

EXECUTIVE SUMMARY:

Rachael Sansom and Alan Ldveee applied on behalf of 1341278 BC Ltd. to rezone 2866 Rita Road, 2870

Rita Road, and 950 Bray Avenue from One- and Two-Family ResidentialGR2entre 1 (CCt) allow

asix-storey apartmentvith approximately 77 residential rental units. The application includes a garkin

variance request to reduce the total required parking stalls from 96 to 85.

BACKGROUND:

PREVIOUS APPLICATIONS

There have been no previous applications made for any of the subject properties.

Table 1: Site Data

Applicant Rachael Sansom and Alan Lowe
Owner 1341278 BC Ltd.
Civic Address 2866 Rita Road, 2870 Rita Road, and 950 Bray Avenue

Legal Descriptiong

LOT 11, SECTION 79, EQUIMALT DISTRICT, PLAN 17397
LOT 12, SECTION 79, ESQUIMALT DISTRICT, PLAN 17397
LOT 4, SECTION 79, ESQUIMALT DISTRICT, PLAN 18207

Size of Property

2,106 nt (combined area)

DP Areas

Downtown Development Permit Area

Zoning

Existing: R2 - One- and Two-Family Resident| Proposed: CC1 - City Centre

OCP Designation

Existing: City Centre Proposed: City Centre
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SITE AND SURROUNDING AREA
dZ epi 8 %E}% ES] + E o} & Al3Z]v > vP(}E [+ 8¢ WwWSEIU }v §Z
Road, abutting the corner of Centennial Park. The lots are flat, and each contairesfamity dwelling.

Across the three lots, there are two bylaw protected trees, one cedar and ongl&fir, which will be
discussed later within this report.

The surrounding area is made up of mostly single-family homes, witltegasing number of apartments
and townhomes being constructe@ouncil may wish to note that an existing duplex is located between
the existing six-storey apartment at 968 Bray Avenue and the proposed develomitenThe site is
located approximately 300 m from the E&N Trail, and approximately 48@ay from Langford Exchange
which provides bus connections throughout the region. An increasing numlsdropl and services are
either already located along Jacklin Road or are anticipated through prior appfovatsievelopment
along the corridor. The site is also within walking distance to Goldstream Avench pfuvides an
additional array of services. As noted above, Centennial Park abuts the corner of th&hsit@ark
contains tennis courts, baseball diamonds, a playground and splash park, and the Gar@emtre for
Arts, Culture, and Communityoperated by West Shore Parks and Recreation.

Figure 1: Subject Properties

i

School District No 62 has been made aware of this application such that they cagecdghe proposed
increase in density in this area as part of their long-range facility planning. The sulgjpetties are
located approximately 750 m from Ruth King Elementary School and approxima@ety 86m Spencer
Middle School.
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Table 2: Surrounding Land Uses

Zoning Use
North R2 (One- and Two-Family Residential) Single Family Homes
East R2 (One- and Two-Family Residential) Single Family Homes
South R2 (One- and Two-Family Residential) Single Family Homes
R2 (One- and Two-Family Residential) Single Family Homes
West CC1 (City Centre 1) SixStorey Apartments
P2 (Community Institutional) Centennial Park
COMMENTARY:

Development Proposal

The applicant has applied to rezone 2866 Rita Road, 2870 Rita Road, and 950 Bray AveRae(@ost
and Two-Family Residential) to CC1 (City Centre 1) to allow for a six-storey apartmeiimduiith
approximately 77 residential rental units. The unit makeup is comprised of 2Hhe@oms, 4 one-
bedrooms with den, 47 two-bedrooms, and 1 three-bedroom unit. All proposed grouoduiits facing
Bray Avenue or Rita Road have individually accessed entrances from the street, allowiraptsaito
meet the CC1 zoning requirement to have a minimum of 80% activdiruilrontage. While each unit
has a private balcony, the proposal also includes a 10%% of the total lot area) outdoor common
amenity area in the northwest corner of the site that includes shade tolerant plgmtamd outdoor
seating to allow for resident gathering. To remain consistent with other rezoning appfisatCouncil
may wish to require that this buildinge constructed with electric heat pumps.

Site access is located on Bray Avenue near the western property boundawidipg access to surface
parking and the single floor of underground parking. This allows the suréakig to be hidden behind
the primary Rita Road frontage. The building is designed so that the secondrilh above are extended
out above the surface parking, providing partial coverage of the parking stallsef&@nce, the site plan
has been attached to this report.

The applicant had originally requested setback variances to the allowable ppogaif balconies but

have since worked with staff to remove the request for the variance. Staff alsestgfuthat the project
architect look at lifting the building slightly to allow the grounabfl units to have a slight grade change
from the sidewalk. This allows for much better privacy for ground floor residentsi@ades a better
interface with the sidewalk. Although there will be a few steps up from the sidewalk, accessible access to
the units will still be provided through the interior corridor. The applicart project architect were able

to integrate this staff suggestion into their design which will be further sectimedigh the development
permit process.
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The applicant has provided a conceptual rendering of the proposed developmealentonstrate the
intended form and character, shown below in Figure 2. The building &xtdbinodern design with
proposed materials of Hardie panel, Hardie plank, stone venadraacents of wood siding.

Figure 2: Conceptual Rendering

Vehicle and Bicycle Parking

As noted previously, the applicant is seeking a parking variance to reduce the regaiikéugpon-site
from 1.25 parking spaces per unit (96 stalls), to 1.10 parking stalls pe88ngtalls). To support their
request, the applicant has provided staff with a parking study. The parking study has tfoat this
project will have a Walk Score of 75, which warrants that this building couldderesilittle as 73 parking
stalls based on 77 units. Given that the applicant is intending to still g®&garking stalls, Council may
wish to authorize the Director of Development Services to issue this parking variance requesthwithi
form and character Development Permit. Despite the parking variance, there will still be enankgygp
for each unit to have one assigned parking stall.

As per the zoning bylaw, all residential stalls, excluding visitdrpeitonstructed to include conduits
capable of providing wiring for Level 2 Electric Vehicle charging. To rezoasistent with other
developments, Council may wish to require the applicant to register a separate covenanttahé¢hef
building permit that ensures residential parking is not provided in exchangeofopensation separate
from that of the residential unit.
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Council may also wish to note that the applicant is required toigeodat least one bike parking stall per
unit, which would equal a total of 77. The applicant is proposing 85 secureritike stalls, in addition
to an exterior bike rack near the front entrance for visitor usage that can accommodate arfotilezs.
The indoor secure bike stalls are in the form of individual storage lockersrskspthrough the 2
through 6" floors. These storage lockers allow for dual use for both bicycles diwidimal storage of
seasonal items.

Table 3: Proposal Data

Permitted byR2 Permitted by CC1 Proposed by this

(Current Zoning)

(Proposed Zoning)

Rezoning Application

Permitted Use

Single family homes,

duplexes, townhomes

Apartments and
commercial uses

Apartment, no
commercial uses

Density (FAR and/or

) . 400 nt min. lot size 5.0FAR 3.34 FAR
min. lot size)
Height 11m 6 storeys 6 storeys
Site Coverage 50% n/a 71.92%

Front Yard Setback 3m/55mfora 2m - & 29floors 2.05mt 1t & 2 floors

(Bray Avenue) garage or carport 4m t 39 t 6" floors 4.03mt 39 t 6" floors
Interior Side Yard
Setback 1.5m 3m 3.46m

2m - P & 29 floors 2m - P& 29 floors
4m t 39 t 6™ floors 4m t 39 t 6" floors

3m 3m

Exterior Side Yard 3m/55mfora
Setback (Rita Road) | garage or carport

Rear Yard Setback 3m

Vehicle Parking 1 per each dwelling
Requirement unit

1.25 spaces per unit | 1.10 spaces per unit*

1.10 per unit secure
indoors, plus 6 outside
entrance for visitors.
Total of 91. An excess
of 17.

Bicycle Parking

Requirement n/a 1 per unit

*Variance requested

Trees and Landscaping

As part of their application, the applicant has submitted an arborist report to assessd off-site trees

that may be impacted by the proposed development. The report identified two on-sigs sabject to

§Z ]8C[e dC&E Co A ~zZ AlvP J]us & § & <5 Z 'BZ3 $(viB uSHLESU}E
both trees, a Deodar cedar and a Douglas-fir, will need to be removed if the deextojs approved due

to their location within the proposed building footprint.
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The arborist also identified one off-site tree that may be impacted by the propaseerground parking,
located on the neighbouring property to the north at 2862 Rita RbadCity owned lot. The arborist noted
that this tree may need to be removed as it may be impacted by the proposed garkatthat they
would have to determine the outcome at the time of construction. The Diredt®anks, Recreation, and
Facilities noted they would likely not grant the required consent to remoeeGlarry oak on the City
owned parcel at 2862 Rita Road should it be determined that the removacisssary. As such, the
developer has since changed the footprint of the parkade to remove the risk to the Garrjlearborist
report has been attached to this report for reference, but Council should note thardiport was done
prior to the change to the parkade footprint, reducing the risk to the Garry oak.

Council may wish to require through a Section 219 Covenant that tree pratefeincing be installed to
protect the Garry-oak tree, as per the arborist report, prior to the commencement of worken sit

The applicant has also provided a conceptual landscape plan to support thégadipn which has been
attached to this application for reference. While the applicant is proposing shrubbery, there are-
site trees proposed due to limited space. Instead, the applicant is demonstrating 10 streetvirizds

£ ¢« 8727 @E <u]E u vSe }( 8Z ]18C[* ~u JAl*]}v v A BPKuiMIXr EA]
Bylaw No. 1000 calls for one street tree for every 12 m of street frontage, whiclilwequire a total 6
8 street trees for the subject proposal. Council may wish to secure that the extratreet trees be
planted through the Section 219 Covenant since it is over and abovetandtard bylaw requirements.
The Parks Department will confirm the locations of the trees through the civil draaitigw prior to the
issuance of a building permit. Additionally, the Parks Department has requestedhth&ection 219
Covenant ensures the owner maintains the boulevard landscaping from the back of thealkjdew
excluding the street trees which will be maintained by the City.

MULTI-MODAL NETWORK

FRONTAGEMPROVEMENTS
The Director of Engineering has noted that full frontage requirements to Bylad(00. standards will
be required, including but not limited to the following:

Bray Avenuet a 2.2 m wide concrete sidewalk, 2.6 m wide scallop parking, separated bouleithrd
trees, landscaping, irrigation, a 3.2 m drive lane, a 1.5 m bike lane, and streetlights.

Rita Roadt a 1.8 m wide concrete sidewalk, separated boulevard with trees on both sides of the gidewal
landscaping, irrigation, a 4.25 m drive lane, road edge parking, and streetlights.

The Director of Engineering has requested that Council require the developer to extendatvalkidlong
Rita Road beyond the frontage of the development site north to the corner affRiad and Tennis Court
Lane, in front of the City owned property at 2862 Rita Road. This will congkatiewalk link to Tennis
Court Lane which provides access to Centennial Park. As this portion of sidewaéwell utilized by
the neighbourhood, Council may wish to allow the developer to use their General Amenity Cooitrdouti
towards the portion of sidewalk that extends beyond their frontage and incorporate it intytesv.
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The applicant provided a frontage drawing to staff to demonstrate their ability to comheteequired
frontage improvements, as such, no road dedication was requested.

PEDESTRIAKYCLING ANBIOTORISINETWORK

As noted, the subject properties are well located within the Langford City Centre woth arress to
shops, services, and transit options. Sidewalk in front of the building willsteléd along the frontage

of both Bray Avenue and Rita Road, and exéshtd Tennis Court Lane, as discussed above. Bike lanes
exist along Jacklin Road and Carlow Road, with a connection anticipatedBaynd\venue. Multiple
projects are under construction along Bray which are required to complete ddikan their frontage,
inclusive of this proposal. As noted previously, this site is approximatélyn3®@om the E&N Trail which
provides direct walking and cycling access to Victoria. The nearest bus st8grisate walk from the
site and the Langford Transit Exchanganspproximate 10-minute walk. These bus stops provide many
regional connections, including the West Shore Blink Rapid Bus that prdigltedrequency trips to
downtown Victoria. The nearest MODO carshare vehicle is located in front of Lar@fiyrcHall,
approximately 850 m from the site. The Director of Engineering did notestca traffic study for the
proposed development. The Ministry of Transportation and Infrastructure has noted that they o
objections to the proposal and BC Transit has expressed support.

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
Engineemg.

SEWERS

A sewer main exists along Bray Road and a connection from the buildinig toain would be required.

Any improvements, extensions, or modifications needed to the sewer main within thécipainroad
right-of-way will be completed by West $iE VA]E}vu v8 o » EA] + § 8Z % %o0] Vv3[e

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 Engimgerior to any land
alteration. This should be secured within a covenant, prior to Bylaw Adoption.

CONSTRUCTIGBIAGINEENCROACHMENTS

Any construction staging beyond the property limits requires a construction liceite the City,
including but not limited to temporary above or below ground ocaugy of any public lands or right$-
way. Construction licences must be executed prior to any land alteration and ajectsuibd non-

Langford

where it all happens.



W P

Z23-0008t 2866 & 2870 Rita Road and 950 Bray Ave
20241015 Sustainable Development Advisory Committee

16 }( i3

PageB of 16

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

Nuisance easement

Council may wish to require that the applicant provide a Section 219 Covenant registetidld prior to
Bylaw Adoption that provides future landowners with the understanding that Centenniaisladated
nearby, and that park and recreation uses, inclusive of sports tournaments @iy in noise or general
nuisances, and that future landowners understand and accept the potential disrupttberitaesidential
occupancy of the site

Neighbourhood Consultation

The applicant distributed 50 notices to residents of the immediate neighimmd advising them of the
application and providing their contact information for feedback. The applicalyttteard back from one
neighbour who had questions about the setback variances. As discussed earliegviflepgr has
removed the variance request from their application after redesigning the project tcoventhe

necessity.

COUNCIL POLICY

OFFICIACOMMUNITYPLAN
The Official Community Plan (OCP) Bylaw No. 1200 designated the subpectipsoas City Centre, which
is defined by the following text:
X A major regional growth centre that supports a wide range of high-density housing, including
affordable and rental housing
A major employment area for institutional, office, commercial, light industrial uses
Major civic uses and public buildings are key landmarks
A major place of community gathering and celebration
A wide range of public squares, parks and open spaces are integrated throughout

X X X X X X

dz ]5C[eu i}®&® vS ES ]Jvu vS Vv I}E MHdOSHUE 0 %E ]v §
Inter-city and/or inter-regional transit hub connect residents
Figure 2: A Concept for the City Centre
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active, street-oriented design.

DESIGNGUIDELINES
dZ spi 8 %E}% ES]» E o} § Al3Z]v §Z "MW ( $Z vv]3€ WVEE Vv ]
Design Guidelines as outlined below. For this region of the City Centre, the design intent ees foll

S1 Centennial Park

Surrounding a large green space, the Centennial
Park neighbourhood boasts late century single-
family dwellings located on cul-de-sac roads.

This neighbourhood is very suitable for mixed-use

development, shared streets and enlarged

walkways as well as high-density apartment &

buildings near Goldstream Avenue. §
w

OLDSTREN*

Other opportunities for development in this

neighbourhood include townhouses and medium- /
density apartments to replace the single-family X 004/%
dwellings on cul-de-sacs and shared streets. <

4 vJ‘Ckl‘on

Emphasis within the Centennial Park
neighbourhood shall be placed on a family focus
and being able to move through the housing
continuum by addressing various housing types.

Further to these Neighborhood Guidelines, 950 Bray Avenue and 2870 Rita Roademéfied as being
appropriate for consideration of the CC1 Zone on the City Centre Concept Mapdaparinof the City
Centre Design Guidelines. The CC1 Zone allows for apartment buildings with ogtiounad floor
commercial and a maximum height of 6-storeys. While 2866 Rita Road was ideagtifiethg appropriate
for consideration of the CC2 Zone (maximum height of 4-storeys), ideloe states that where a land
assembly proposes to consolidate parcels within multiple designation areasigtier density Zone may
be applied for. As such, this proposal is consistent with the City Centre ConappCiduncil may wish to

note that the applicant is proposing an entirely residential building, withgraund floor commercial
units.

DEVELOPMENERMITAREAS

The subject properties are not located within any of the Environmental Protectidtiaaardous Area
Development Permit Areas. However, these properties are located within the City Cevieéeopment

Langford
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Permit Area and since the proposal is for a multi-family development, a Qumelt Permit for Form
and Character will be required.

LOWCARBONCONCRETE

In }E v A]8Z }uv Jo[s >}A E }v -PYSTEPLAN MZdorciignay Wish to 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 constructioproptsed
development.

ATTAINABLEOUSINGPOLICY
MHEE v30CU §Z ]5C[e 35 ]v o0 ,}ue]vP W}o] C EstprgEormorety A A o}

participate in the progranibut 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 H]o JvPe (}E }uv ]o[te review] indizidsidl propesals on a cdsgease basis in

the interim, provided they meet a benchmark of including at least 10%etnits in a building for at

least 10% below market rent. As we are still in the interim stage, the appliaartdmmitted to providing

atleast 1@ }( §Z puv]S8e S8 ii9 0}JA u El 3§ ESU * % E }uv |H[SZE <}ous]
]13C[+ PEE v3 35 ]v 0 ,}u ,kive eenZthdb thay} orpc€ed with a condo building.

Council may wish to require the applicant to enter into a Housing Agreement sgc¢hérunits prior to

the issuance of a building permit. The specific units will be confirmed through theogeveht permit

process.

FINANCIAL IMPLICATIONS:

Rezoning the subject properties to permit higher density of development wikase the assessed value
of lands and eventually will increase municipal revenue due to the numbeanits 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 AmenittriQations and
Development Cost Charges that the developer will be expected to pay, is outlinedds Favid 5 below.

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

The amenity contributions that apply a% & }uv ]Jo[e MHEE vS ((}& o ,}ue]JvP
Contribution Policy are summarized in Table 4 below, based the current floor plaristahdensity of
77 residential units

Table 4t Amenity Contributions per Council Policy

Amenity Item Per unit contribution Total (77)

General Amenity | $2,850 per unit (1st through®storeys) @ 49 units = $139,650

Reserve Fund* | g1 425 per unit (8 & 6" storeys) @ 28 units = $39,900
$750 per unit (1st through'4storeys) @ 49 units = $36,750
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Affordable Housing
Reserve Fund

TOTAL POLICY
CONTRIBUTIONS

*The total contribution to the General Amenity Reserve Fund mayebleced by the amount equal to the cost of
constructing the sidewalk extension to Tennis Court Lane.

**Any below market rental units are subject to a 50% reduction in ameeigg on the I through 4" floors, as per
§Z ]18C[* ((}& o ,}ue]vP v u v]SCrheappliEdnyhdd pomiiitted ta providing 10% of the
units at a below market rate. Should the applicant pursue this project asaeaership building as per}uv Jo[e
Attainable Home Ownership Program Policy (Policy No. POL-0166-PLAN),litenapyll be eligible for a refund
of amenity contributions for the units sold through the Program.

$375 per unit (8 and & storeys) @ 28 units = $10,500

$226,800*

Table 5 - Development Cost Charges

Development Cost Charge Per Unit Contribution Total (77 units)
Roads $3,092.39 $238,114.03
Parks Acquisition and Improvemen $1,438 $110,726
ISIF $338.08 $26,032.05
Au 8l 0 ~  [e 8} > vP( $374,872.08
CRD Water $1,644 $126,588
School Site Acquisition $600 $46,200
dKd > (dstimated) $547,660.08

LEGAL IMPLICATIONS:

Should Council choose to proceed with consideration of Bylaw N®, #ie application 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 Byda®199 and will be
payable at the time obuilding permit along with the current Development Cost Charges specified in the
various DCC Bylaws.

tuv Jo[e }8Z & Fappsdval wohld be registered in a Section 219 Covenant in priority of all
other charges on title prior to consideration of Bylaw Adoption.

Langford
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That the Sustainable Development Advisory Committee recommend that Council:

1. Proceed with consideration of First, Second, and Third Reading of Bylaw Mo fdlfving public
notification, to amend the zoning designation of the properties located at Zd&bRoad, 2870 Rita
Road, and 950 Bray Avenfrom One- and Two-Family Residential (R2) to City Centre (CC1) subject
to the following terms and conditions:

a. That the applicant providess a bonus for increased densjtihe following contributions per
dwelling unit,prior to the issuance of a building permit approval

$750 towards the Affordable Housing Reserve Fund; and
$2,850 towards 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

That the following will be provided and implemented to Bylaw No. 11@fAdards to
the satisfaction of the Director of Engineering prior to the issuance of a building
permit:

1. Full frontage improvements; and

2. A storm water management plan.

That the following will be provided and implemented to Bylaw No. 8fdards to
the satisfaction of the Director of Engineering prior to any land alteration:

1. A construction parking management plan; and

2. A mitigation plan.

That the sidewalk will be extended beyond the frontage on Rita Road to the corner of
Tennis Court Lane at the A 0} %oeXpdnse, to the satisfaction of the Director of
Engineering;

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

That a separate covenant be registered prior to issuance of a building permit for the
proposed development that ensures residential parking is allocated to each unit and
visitors and is not provided in exchange for compensation separate tinatnof a

Langford
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residential unit;

vi. That tree protection measures, inclusive of tree protection fencing, are implemented
by the project arborist prior to commencement of work to protect tBarryoak tree
located on 2862 Rita Road, and maintained throughout the construction period,;

vii. That all concrete used on-site will utilize ready-mix concrete that meets a@edsc
the weighted average Global Warming Potential targets based on Concrete BC
Baseline (average) mix data, and that prior to the issuance of a Buildingt Beemi
applicant shall provide a Type Il Environmental Product Declaration thdtgdargy
verified specifying the total Global Warming Potential value and confirthizigthe
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 into sitrdpu
Agreement with the City that requires 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 units constructed be directed to andirsold
accordance with the terms of the Attainable Home Ownership Program Policy (POL-
0166-PLAN). The developer shall identify the Attainable Units on the pldmmitted
for the required Development Permit application;

ix. That the building be constructed with electric heat pumps;

X. Acknowledgement that the site is in proximity to Centennial Park which may be
utilized for various recreation uses, inclusive of sports tournaments, which may resul
in general noise and nuisances, and that the owner and all future owners assume all
risk and annoyance of such nuisances;

xi. That a minimum of ten street trees will be planted in the frontage, to thisfstion
of the Director of Parks, Recreation, and Facilities; and

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

AND

2. Authorize the Director of Development Services to grant the following variancenwitbirequired
development permit:

a. That Section 4.01.01 be varied to reduce the required parking from the reqli&dspace
per residential unit to 1.1 spaces per residential unit.

Langford
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OR Option 2

That the Sustainable Development Advisory Committee recommend that Coureihtakction with
respect to this application to rezone 2866 Rita Road, 2870 Rita Road, aBie8658venue under Bylaw
2199 until such time as the following items are addressed and reviewed by the Sustainable Developmen
Advisory Committee:

a. :
b. :
C. :

SUBMITTED BY: Julia Buckingham, Planner Il

Concurrence: Matthew Baldwin, RPP, MCIP, Director of Development Services

Concurrence: Leah Stohmann, RPP, MCIP, Director of Community Planning and Climate Change
Concurrence: Melisa Miles, Manager of Legislative Services

Concurrence: Donna PetrieSenior Manager of Communications & Economic Development
Concurrence: Yari Nielsen, Director of Parks, Recreation and Facilities

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

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

Concurrence: Braden Hutchins, Deputy Chief Administrative Officer

Attachments:
Site Plan
Arborist Report
Landscape Plan
Bylaw No. 2199

Langford

where it all happens.
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Appendix At Site Map

REZONING BYLAW AMENDMENT
(Z223-0008 )
950 Bray Ave, 2866, 2870 Rita Rd

P

SUBJECT

PROPERTIES

/
Scale: N.T.S. Last Revised: 2024-06-18

Document Name: Z23-0008_Site_Ma

Langford

where it all happens.
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REZONING BYLAW AMENDMENT
( Z23-0008 )
950 Bray Ave, 2866, 2870 Rita Rd
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1. INTRODUCTION

Talmack Urban Forestry Consultants Ltd. was engaged to complete a tree inventory, construction impact
assessment and tree management plan for the trees at the following proposed project:

Site: 950 Bray Avenue & 2866-2870 Rita Road

Municipality: City of Langford

Client Name: Eden Developments

Dates of Site Visit(s): May 3, 2024 (initial inventory)

Site Conditions: 3 flat residential lots with no ongoing construction activity.

Weather During Site Visit:  Sunny

The purpose of this report is to address requirements of the City of Langford arborist report terms of reference and
Tree Protection Bylaw No. 2117. The construction impact assessment section of this report (section 8) is based on
plans reviewed to date, including site survey by Powell & Associates (dated March 23, 2023) and building plans
from Alan Lowe Architect Inc. (dated April 23, 2024).

2. TREE INVENTORY METHODOLOGY

For the purposes of this report: the size, health, and structural condition of trees were documented. For ease of
identification in the field, numerated metal tags are attached to the lower trunks of onsite trees. Trees located on
neighbouring properties, the municipal frontage or in areas where access was restricted, were not tagged. Each
tree was visually examined on a limited visual assessment basis (level 1), in accordance with Tree Risk Assessment
Quialification (TRAQ) methods (Dunster et al. 2017) and ISA Best Management Practices.

3. EXECUTIVE SUMMARY

%DVHG RQ RXU UHYLHZ RI WKHREXLWB WMQUHHOD QWVFPWHR RU DERYH DV GHILQH
DUH OLNHO\ WR UHTXLUH UHPRYDO GXH WR LPSDFWV IURP WKH SURSRVHG F

2QH RIl VLWH WUHH KDV EHHQ DVVLIJQHG WKH UHWH®R ERIQI MBDEIMAKKH/CS W IR MEH
DUERULVW DW WKH WLPH RI FRQVWUXFWLRQ RU DV IXUWKHU LQIRUPDWLRQ

4. TREE INVENTORY DEFINITIONS

7DJ7UHH LGHQWLILFDWLRQ QXPEHU RQ D PHWDO W DU IAOON AKX HHG HWERHW H & H
PXQLFLSDO RU QHLJKERULQJ SURSHUWLHY DUH QRW WDJJHG

Construction Impact Assessment and Tree Management Plan for
950 Bray Avenue & 2866-2870 Rita Road
Prepared for Eden Developments Page 1
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17 1R WDJ GXH WR LQDFFHVVLELOLW\ RU RZQHUVKLS E\ PXQLFLSDOLW\ RU Q

"%+ 'LDPHWHU DW EUHDVW KHLJKW * GLDPHWHU RI WUXQN POBDYWEKO H)AR UQVRIHH
RQ D VORSH LW LV WDNHQ DW WKH DYHUDJH SRLQW EHWZHHQ WKH KLJK DQ

OHDVXUHG RYHU LY\
a $SSUR[LPDWH GXH WR LOQDFFHVVLELOLW\ RU RQ QHLJKERXULQJ SURSHUW\
'ULSOLQB®LFDWHY WKH UDGLXV RI WKH FURZQ VSUHDG PHDVXUHG LQ PHWUH

5HODWLYH 7TROHUDGPHDWDWH QMROHUDQFH RI WKH WUHH VSHFLHWW B RRRQ V'V
SUXQLQJ FURZQ SUXQLQJ VRLO FRPSDFWLRQ K\GURRRO\GIKODMXIUVIED QB B G HKH
GRHVY QRW FRQVLGHU LQGLYLGXDO WUHH FK DKL HMHUDLW WQ FW DWXF B VDAL KHHD®
NQRZOHGJH DQG H[SHULHQFH ZLWK WKH WUHH VSHFLHVY 3RRU 3 ORGHUDW

&ULWLFDO 5RRADOR@®BDWHG UDGLDO PHDVXUHPHQW LQ PHWRSWLRR® WIHH W
WUHH SURWHFWLRQ JRQH DQG LV FDOFXODWHG E\ PXOWUSO\GBS HQIGH Q% +R R
WUHHYV 5HODWLYH 7ROHUDQFH 5DWLQJ 7KLV PHWKRGRORIOALN EDWKIBQR @
-DPHV 5 &ODUN LQ WKHLU ERRN 3BUHHK QQRD H YXIORE MHRQBUHVHUYDWLRQ R
'HYHORSPHQW

X [ "%+ 3RRU 7TROHUDQFH RI &RQVWUXFWLRQ
X [ "%+ ORGHUDWH
X [ "%+ *RRG

7R FDOFXODWH WKH FULWLFDO URRW JRQH WKH "%+ RI RXOWKIHS G HDWW MWRHW LR
ODUJHVW VWHP DQG Rl WKH GLDPHWHU RI WKH QH[W WZRPABDVIHWW L WHH
VROHO\ PDWKHPDWLFDO FDOFXODWLRQV WKDW GCGRRWRW IFROVK G B UPID/FMWER WY
DJH FURZQ VSUHDG KHDOWK RU VWUXFWXUH VXFK DV D OHDQ

+HDOWK &RQGLWLRQ
x 3RRU = VLIJQLILFDQW VLIQV RI YLVLEOH VWUHVYV D/X®RWY BEBFOLQH WKL
RI WKH VSHFLPHQ
x )DLU * VLIQV RI VWUHVYV
X *RRG * QR YLVLEOH VLJQV RI VLIQLILFDQW VWUHVYV DQG RU RQO\ PLQR
6WUXFWXUDO &RQGLWLRQ

x 3RRU £ 6WUXFWXUDO GHIHFWV WKDW KDYH EHPK WQ %/ BIFFRIRQUMOKHIRWD
PHDVXUHY DUH OLPLWHG

x )DLU + 6WUXFWXUDO FRQFHUQV WKDW DUH SRVVLEOH WR PLWLJDWH W
X *RRG £+ 1R YLVLEOH RU RQO\ PLQRU VWUXFWXUDO IODZV WKDW UHTXLU
Suitability ratings are described as follows:
Rating: Suitable.

A tree with no visible or minor health or structural defects, is tolerant to changes to the growing environment

and is a possible candidate for retention provided that the critical root zone can be adequately protected.

Construction Impact Assessment and Tree Management Plan for
950 Bray Avenue & 2866-2870 Rita Road
Prepared for Eden Developments Page 2
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Rating: Conditional.

A tree with good health but is a species with a poor tolerance to changes to its growing environment or has
a structural defect(s) that would require that certain measures be implemented, in order to consider it
suitable for retention (i.e., retain with other codominant tree(s), structural pruning, mulching, supplementary
watering, etc.)

Rating: Unsuitable.

A tree with poor health, a major structural defect (that cannot be mitigated using ANSI A300 standards), or
a species with a poor tolerance to construction impacts, and unlikely to survive long term (in the context of
the proposed land use changes).

5HWHQWLRQ 6WDWXV
Xx 5HPRYH ; * 1RW SRVVLEOH WR UHWDLQ JLYHQ SURSRVHG FRQVWUXFW

x S5HWDLQ + WLV SRVVLEOH WR UHWDLQ WKIHGWSWHDHVAOW&H Q RUIP /W UR
7KLV LV DVVXPLQJ RXU UHFRPPHQGHG PLWLIJDWLRQ PHDVXUHY DUH IRO

x

SHWDLQ 6HH UHSRUW IRU PRUH LQIRUPDWLRQ UHJDUGLQJ SRWHQWL
X 7%' S5HWHQWLRQ VWDWXV 3WR EH GHWHUPLQHG”™ DW WKH WLPH RI FRQ

Construction Impact Assessment and Tree Management Plan for
950 Bray Avenue & 2866-2870 Rita Road
Prepared for Eden Developments Page 3



TABLE 1. TREE INVENTORY

Location
(On, Off,
Shared,

Bylaw-

Tag or defined?

Surveyed?
ID# Cit

587 Yes On-site Yes
588 Yes On-site Yes
0Os1 Yes Off-site Yes

dbh
Common Botanical cm

Deodar
cedar
(columnar)

Douglas-fir

Garry oak

Cedrus

deodara 29 8
Pseudotsuga

menziesii 92 14
Quercus ~47,
garryana ~30 12

Dripline

diameter

Critical
root zone

3.5

11

6.5

Relative

Tolerance

Moderate

Moderate

Good

Good

Good

Fair

Health Structural

Fair

Good

Fair

Retention
Suitability

(on-site

Unsuitable

Unsuitable

N/A

General field observations/remarks Tree retention / location comments

Growing ~0.5m from foundation, has been
pruned for building clearance, failed limb

(hanger), deflect top Within proposed building footprint.

Some historic small limb failures Within proposed building footprint.

Some stress (epicormics), stout stature,

codominant union Potential impacts from parkade.

WP 83 }(i8

Retention
status

TBD

Construction Impact Assessment and Tree Management Plan for
950 Bray Avenue & 2866-2870 Rita Road
Prepared for Eden Developments

Page 4
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5. SITE INFORMATION & PROJECT UNDERSTANDING

7KH GHYHORSPHQW VLWH FRQVQSAUNRSGHRIWLKYHH U#%VDG HQWBEWD 5RDG LQ
/IDQJIRUG Z%L&EK KDYH H[LVWLQJ UHVL®HIQF RX R @ HOFKVOFVQGLQJ WKDW WKH
WKH H[LVWLQJ VWUXFWXUHV DQG GULYHZD\V LQFOXGRQ@ORZHRR E P ERQLNRDU X
D QHZ PXOWL XQLW UHYWGWRMWL M@ FFHR PBK KDYH QRW UHYLHZAMIGRBIKLMWH GRIH
QRW DSSHDU WKDW VHUYLFLQJ IURP HLWKHU W®E RITD FW HAQUKHHH R US BIRVE B \GIRE

%HORZ LV D JHQHUDO REVHUYDWLRQ RI WKH WUHH UHVRXUFH DV LW DSSHD

6. FIELD OBSERVATIONS

7TKHRQDQG RIl VLWH WUHH UHVRXUFH FRQVLVWY SULPDDIQ@VRD QB WRWH M8 HR
Figure 1

Figure 1: Site context air photo: The approximate boundary of the subject site is outlined in blue.

Construction Impact Assessment and Tree Management Plan for
950 Bray Avenue & 2866-2870 Rita Road
Prepared for Eden Developments Page 5
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7. TREE RISK ASSESSMENT

"XULQJOXU VLWH YLVLW DQG LQ FRQMXQ FRAQVR Y HZ MNJKH MAK I FAUUHH BI VIVGHY/HY/BF
D OLPLWHG YLVXDO EDVLV OHYHO LQ W RKHF®QWH [|\W DRI HWXKVHH 8 [ LR/W MQKH OF
DVVHVVPHQW LV RQH \HDU |URP8\QIOH \G\D WW KRH UVZK V¥ QRSFHGVKHUHLQ ZH GLC
OHYHO RU DGYDQFHG OHYHO ULVN DVVHVVEOHRQMPHQWF KFRYHUWN P 8 O/RQ
H[DPLQDWLRQV RU VXEVXUIDFH URRW URRW FROODU H[DPLQDWLRQV

([LVWLQJ /IDQG 8VHV

‘H GLG QRW REVHUYH DQ\ WUHHVY WKDW ZHUH GHHPHQ W RHE ARRRNGHHWD R/HW K H
ODQG XVHV ZKLFK ZRXOG UHTXLUH KD]DUG DEDWHPHQ@WWWKR @ O L P\HDOUW\M LS UHH
7DUJHWV FRQVLGHUHG GXULQJ WKLV 75%$4 DVVHVVPHQWV LIGHDHOH R @ PAXYVEH
QHLJKERXUYV FRQVWDQW XVH RFFXSDQWYV BDY$KHE®H\R W 5DWHOSRING RUH
SHGHVWULDQV WUDYHOOLQJ DORQJ WKH H[LVWLRIJIURR®WZDAND BFB RGLRIQ®H \
DQQ@HLJKERXUfV RFFDVLRQDO XVH K\GUR OLQHV FRQVWDQW XVH

8. CONSTRUCTION IMPACT ASSESSMENT

8.1. RETENTION AND REMOVAL OF ON-SITE TREES

7KH IROORZLQJ EOQVZ VBH IWQHGE YV WDQGLFOMWOKRFEDWHG ZKHUH WKH\ DUH OLN
LPSDFWHG E\ FRQVWUXFWLRQ DQG DUH SURSRVHG IRU UHPRYDO

SHPRYH WRRVLWH WUHHYV

X

8.2. RETENTION AND REMOVAL OF OFF-SITE TREES

The following off-site trees (indicated by ID#) are located where WKH\ PD\ EH SRVVLEOH | RGWHKDWHQW
WKH FULWLFDO URRW ]JRQHVY DUH DGHTXDWHO\ SHURW IBDRW RGLE WUPQ Y W REQHV \

VXSHUYLVH DQ\ HIFDYDWLRQ RU ILOO SODFMPHRMHVHTKARDUH B @ WKKH @/ WHKHH FF
S O D @ppe@dix A

5HWDLQ DQBRBGH RRVIHAMWWH WUHH LI UHWHQWLRQ LV GHVLUHG E\ RZQ
X 26

7KH WUHH RZQHU V VKRXOG EH QRWLILHG RI SRWHQWLDO LPZDHWYW 3ULRL
UHTXLUHG SULRU WR WKH UHPRYDO RI DQ\ WUHHY ORFDWHG RQ QHLJKERXUI

8.2.1. ADDITIONAL MITIGATION MEASURES FOR OS1

7KH QHZ XQGHUJURXQG SDUNLQJ IDFLOLW\ tIVUBUFRZRMHG XA WR UQE WED &5
a FP "%+

Construction Impact Assessment and Tree Management Plan for
950 Bray Avenue & 2866-2870 Rita Road

Prepared for Eden Developments Page 6



WP 86 }(i8

x ,I D FXW VORSH LV SUHVFULEHG E\ D JHRWHFKQLFDO HQBZ-QHHU
UHVXOW LQ VLIJQLILFDQW LPSDFWV WR 26

x ,] UHWHQWLRQ LV GHVLUHBVEK\RWK®JIWWOHDH RrP2ZXQMWJ BH GHYHORSHG
H[FDYDWBRBRIHIHUDEEH\RQG WKH QRUWK SURSHUW\ OLQH

X 7KH SURMHFW DUERULVW PXVW VXSHUYLVH DOO H[FDYQWQRQV
UHWHQWLRQ VWDWXV EDVHG RQ WKH VL]H DQG TXBIQSWLWLRI UR
HFDYDWLRQV FDQ EH OLPLWHG WR P IURP WKH QRUWX BSH/RSH
YLDEOH IRU ORQJ WHUP UHWHQWLRQ

x 3URWHFWLYH EDUULHU IHOQPMDKHV& RRR G LEMHL RQVSIKIDOGIHIZQ G PDLQV
RI WKH &5= XQWLO FRPPHQFHPHQW RI XQGHUJURXQG SDUQNLQJ HI
PD\ EH UHORFDWHG WR WKH HGJH RI WKH FXW OLQH SURYLGI
BHUPLVVLRQ PXVW EH JUDQWHG E\ WKH WUHH RZQHUV WR LQVWD

9. IMPACT MITIGATION

7UHH 3URWHFW L7RM BDHDVHWXUURXQGLQJ WKH WUHHV WR EH UHWDWDRRIG VKI
DFWLYLW\ E\ HUHFWLQJ SURWH§ WH.¢ 8 LRIBURX.®IIUF LISQOL B D UVYHHU VSHFLILFDWL
WKH IHQFLQJ VKRXOG EH HUHFWHG DW WKH SHULPHWHU RI|HBWHKH W HGWLFDW E
PLQLPXP Rl IHHW LQ KHLJKW RI VROLG IUDPH FRRW\FHWHVWLKRVWKD W K COLY
UDLO PXVW UXQ EHWZHHQ WKH SRVWYV DW WKH WRIS DRMH FDKQHWERHAQWVERHP FRR YK
IOH[LEOH VQRZ IHQFLQJ 7KH IHQFLQJ PXVW EH HUHMMR® SEFEMRL MR REH
GHPROLWLRQ H[FDYDWLRQ FRQVWUXFWLRQ DQB SUHREHGEW Q6300 ¥ H MROURK
DURXQG WKH SURWHFWLRQ JRQH WR GHFODUH LW R71KI®LPURWHP\R DOPRERY)
FRQVXOWHG EHIRUH WKLV IHQFLQJ LV UHPRYHG RU PRYHG IRU DQ\ SXUSRVH

$UERULVW 6XS$HWYIMMERYDWLRQ RFFXUULQJ ZLWKLQ WKH FULWHFPFROPSRRWHEB
XQGHU VXSHUYLVLRQ E\ WKH SURMHFW DUERULVW $QYH VHNHUHES BROF N HAYRY Wt
WLVVXH WR UHGXFH ZRXQG VXUIDFH DUHD DQG HQFRXUDJH 3IMDMBWGE FXRID W/
IROORZLQJ DFWLYLWLHV VKRXOG EH FRPSOHWHG XQGHU WKH GLUHFWLRQ R/

X  Any excavations or additions of fill within the CRZs of protected trees to be retained.

OHWKRGV WR $YRLG 6RLQ ORPMOPVFIKHRUH FRQVWUXFWLRQ WUDIILF PXVW HQFI
RI WUHHV WR EH UHWDLQHG HIIRUWYV PXVW EH PDGH B\RGUMGRPBIRLQRIL®Y KHR Z ¢
PDFKLQHU\ DQG IRRW WUDIILF 7KLV FDQ EH DFKLHYHG E\ RQH RI WKH IROOF

x ,QVWDOOLQJ D OD\HU RI KRJ IXHO RU FRDUVH ZRRG FRLSWDMVM) QRRG
FROQGLWLRQ XQWLO FRQVWUXFWLRQ LV FRPSOHWH

x 30DFLQJ PHGLXP ZHLJKW JHRWH[WLOH FORWK RYHHUVKIHFIXN B HGR UR
WR D GHSWKFRIRYHU WRS

x 30DFLQJ WZR OD\HUV RI PP SO\ZRRG

X 30DFLQJ VWHHO SODWHYV

'"HPROLWLRQ RI WKH ([LVWH & MXROGWORRY RI WKH H[LVWLQJ KRXVHV GULYI
PXVW EH UHPRYHG RU DEDQGRQHG PXVW WDNH W KH WWDLW HED O QUARR B FIFRROH
HIFDYDWLRQ RU PDFKLQH DFFHVV LV UHTXLUHG ¥ RVEKH. Q HWKDH. @ H GW L AD BXWYR\R

Construction Impact Assessment and Tree Management Plan for
950 Bray Avenue & 2866-2870 Rita Road
Prepared for Eden Developments Page 7
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XQGHU WKH VXSHUYLVLRQ DQG GLUHFWLRQ RI WKHRYUBNMPMFWLWUERU EDW U LI
PXvw EH HUHFWHG LPPHGLDWHO\ DIWHU WKH VXSHUYLVHG GHPROLWLRQ

3DYHG 6XUIDFHV $ERYH 7UHH 5RRWYV

I WKH QHZ SDYHG VXUIDFHV ZLWKLQ WKH &5= Rl WWRHAQWRREEFHDHW®IL @ RGOUI
DUH HQFRXQWHUHG LQ WKLV DUHD WKLV FRXOGW\W SDMVWMKHHWHKWQW® D
UDLVHG DQG SHUPHDEOH SDYHG VXUIDFH VKRXOG HH WRRNMW WRRMWHIR QA WK
7KH 3SDYHG VXUIDFHVY DERYH URRW VA\VWHPV" GLDJUDP DQG VSHFLILFDWLRQ

7KH REMHFWLYH LV WR DYRLG URRW ORVV DQG WRDM}HV &B\IHG WEIRWHH WWKHH SO
PD\ UHVXOW LQ WKH JUDGH RI WKH SDYHG VXUIDFH EHLQJ UDLVHG DERYH W
FORVH URRWY DUH WR WKH VXUIDFH DQG WKH GHSWHK QD OV KBID&D QLIQI OBV
WDNH WKLY SRWHQWLDO FKDQJH LQWR DFFRXQM H KILV KP DD (RAMB QLHV KR /W
LQWDFW EHORZ WKH SDYHG DUHD

7R DOORZ ZDWHU WR GUDLQ LQWR WKH URRW V\VWHRFPY FHH R Z°P XGIHDRIVR SHHEF
PDWHULDO LQVWHDG RI FRQYHQWLRQDO DVSKDOWSRYLERQWWRYHYV VRKE KR VK
SDYLQJ PDWHULDOV DQG GHVLJQV VXFK DV WKRYV HUDW V6 UHVEHED @ GDR/ ¥150Q YIRU L

OXOFKLQXOFKLQJ FDQ EH DQ LPSRUWDQW SURDFWLYH VWHS LIQWEDDWWDPL
FRQVWUXFWLRQ UHODWHG LPSDFWV DQG RYHUDOO VWUHVYV VUXOFKGVKRXOVG
RU EDUN SLHFHV DQG EH FP GHHS 1R PXOFK VKRXOHH BIR HMRXRFE Y. QM RWIKYHR
FRPSDFWLRQ LI WKH DUHD LV WR KDYH KHDY\ WUDIILF

% ODVWIDQMH PXVW EH WDNHQ WR HQVXUH WKDW WKH DUHD RI EODVWLQJ GR*
DQG LQWR WKH FULWLFDO URRW JRQHV RI VXER®KQGLLRIQWKHDHN H VKBIQXGV A XR
FKDUJHV GHVLJQHG WR SUH VKHDU WKH URFN IDFH ZLORYHHD®BHL PSIDFFWX B
VXUURXQGLQJ HQYLURQPHQW 2QO\ H[SORVLYHV Rl QRELSHK \WBMHR [EBPWJH §
EH XVHG 3URYLVLRQV PXVW EH PDGH WR HQVXUH WK DWI ERMD WKHGF U RWN FIX
JRQHV RI WUHHYV

6FDIIROGIKQY DVVHVVPHQW KDV QRW LQFOXGHG LPSDFWVDIQRS\ SFOMBDQW QB
SUXQLQJ UHTXLUHPHQWYV ,I VFDIIROGLQJ LV QR HMBWIQLQI®RI WKWWD ZQBG WH
DUERULVW VKRXOG EH FRQVXOWHG 'HSHQGLQJ RQ WKH LH[W HF®W RH FRPPMHL
WKDW DOWHUQDWLYHV WR IXOO VFDIIROGL®EBH FR QR/U GGHODH\G RAXFEK DY W KR
FRPSDFWLRQ PD\ DOVR EH UHFRPPHQGHG VHH *0LQLPL]LQJ 6RLO &RPSDFWL

/IDQGVFDSLQJ DQG ,UULJDMKIHR SODYWHOY RI QHZ WUHHV DQG VKUXEV VKRXC
UHWDLQHG WUHHV 7KH LQVWDOODWLRQ RI| D)QALG® U URKHD G ULUNILEI D@ URG W\ |/
WR EH UHWDLQHG 3ULRU WR LQVWDOODWLRQ ZKOUMRZR WKH QY & HWVKBIR IMHFLW DD
WKH PRVW VXLWDEOH ORFDWLRQV IRU WKH HUWK BIDIWLSDE \® V. (RHY WDIQHS W B 2 HEH
7KLV PD\ UHTXLUH WKH SURMHFW DUERULVW VXS HQWYLNVGIOW® #H W KFHD ¥ D WILRI
([FHVVLYH IUHTXHQW LUULJDWLRQ DQG LUUNIBIQRKD YK LEF KG A WW V P\ R M/ DV X
KHDOWK DQG FDQ OHDG WR URRW DQG WUXQN GHFD\

$UERULVW,®RIOHWKH UHVSRQVLELOLW\ RI WKH FOLHQW RUHRW\W KHRE ULNSW HY/
SXUSRVH RI

x /IRFDWLQJ WKH EDUULHU IHQFLQJ
X S5HYLHZLQJ WKH UHSRUW ZLWK WKH SURMHFW IRUHPDQ RU VLWH VXSHU
x /IRFDWLQJ ZRUN JRQHV ZKHUH UHTXLUHG

Construction Impact Assessment and Tree Management Plan for
950 Bray Avenue & 2866-2870 Rita Road
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X 6XSHUYLVLQJ DQ\ HIFDYDWLRQ ZLWKLQ WKH FULWLFDO URRW JRQHV RI
Xx S5HYLHZLQJ DQG DGYLVLQJ RI DQ\ SUXQLQJ UHTXLUHPHQWY IRU PDFKLQ

5HYLHZ DQG VLWR @HHHWIKHI SURMHFW UHFHLYHY DSSURYDO LW LV LPSRUWI
WKH SULQFLSDOV LQYROYHG LQ WKH SURMHFW WK DOYIRHEZP\S RH VI DQ QRN VKW MF
PHHW ZLWK WKH VLWH IRUHPDQ RU VXSHUYLVRU EHIRWHR® QR WV IRWHK IF O HRWL
DFWLYLW\ RFFXUV DQG WR FRQILUP WKH ORFDWLRQV RI WKH WUHH SURWHF)

10. DISCLOSURE STATEMENT

7KLV DUERULFXOWXUDO ILHOG UHYLHZ UHSRUW ZDV SUHS\DAJ HI® E \WHHD P DFFON»
XVH Rl WKH &OLHQW DQG PD\ QRW EH UHSURGXFHG WKVE\GD S UWW\O R W& KIS RA
&OLHQW ZLWKRXW WKH SULRU ZULWWHQ FRQVHQW R\ 7D@PXOWKRILEDG XRBIH
UHSRUW RU DQ\ SDUW KHUHRI E\ D WKLUG SDUW\ RUVEQ\RIHOWD @FRH FOQV R\
ULVN RI VXFK WKLUG SDUWLHV 7DOPDFN S8UEDQURVSIRQMLELRQWX ORAD G\I P DY
VXIIHUHG E\ DQ\ WKLUG SDUW\ DV D UHVXOW Rl GHFLVLRQW RPDG&H BDWFWLR

$UERULVWY DUH SURIHVVLRQDOV ZKR H[DPLQH W UHHS H[GE UL\HHD MH MLRJ UNHUFT
WHFKQLTXHVY DQG SURFHGXUHV WKDW ZLOO LPSURYH D WUHHYTV KHDOWK DQ
OLYLQJ RUJDQLVPV ZKRVH KHDOWK DQG VWUXFWXUH FXUDRZW KD ® LDPCHNIHQ | DH
FRQGLWLRQV DQG LQVHFW DQG GLVHDVH SDWKRJHQV H@WLH B WR-UQY KU G/GAHIX
WKH WUHH VWUXFWXUH RU EHQHDWK WKH JURXQGO HKB PRQDRWLIRQVRY WH M H H
VWUXFWXUDO FRQGLWLRQ ZLWKRXW H[FDYDWLRQ SRR BLHUIL DUH W [ RVOQDRAML €
DUH LQKHUHQW OLPLWDWLRQV WR WKLV W\SH RI LQYRPW LWDW HRRR QL@®PDIXR
LQDGYHUWHQWO\ JR XQGHWHFWHG 7KH DUERULVW{V UHYLHYWR OORZHIGWE K
VLPLODU ZRUN LQ %ULWLVK &ROXPELD XQGHU VHPIOHDW FRRD GPBYQRIQY DR H B
WKH VHUYLFHYV SURYLGHG DQG LQFOXGHG LQ WKLV UHSRUW

7KH ILQGLQJV DQG RSLQLRQV H[SUHVVHG LQ WKMV/KDWSRHWWH DREVEDYHG RQ
GDWH RI WKH ILHOG UHYLHZ RQO\ 7KH &OLHQW UHFRJQL]HV WKDW SDVVDJH
KXPDQ LQWHUYHQWLRQ DW RU QHDU WKH WUHHV PN IVXE\WKIRW ZDOGD PN
JRUHVWU\ &RQVXOWDQWY /WG FDQQRW UHSRUW RQ RU H FRQUDIWHR\QSRIH®
DIWHU WKH GHVFULEHG LQYHVWLJDWLRQ ZDV FRPSOHWHG

W LV QRW SRVVLEOH IRU DQ $UERULVW WARKGBWMHMX BIWHLD |IDDZXRIHF RQ G LAL
WKDW WKH WUHH ZLOO UHPDLQ KHDOWK\ DQG HBHUWL RN HHQAML 7 K &\ RQYOW B DJ HW
WUHH $00 WUHHV UHWDLQHG VKRXOG EH PRQLWRUIBGPR®WLDDWHRQO PH DN
UHFRPPHQGHG DUH EDVHG RQ WKH YLVLEOH DQG GHW HF\W P EQ BIW.ICRXL DI RAD
EH JXDUDQWHHG WR DOOHYLDWH DOO VI\IPSWRPV RU WR PLWLJDWH DOO ULV]I

,PPHGLDWHO\ IROORZLQJ ODQG FOHDULQJ JUDGH FKPWDHQY HRE WKRXOQGE ZH DM
IRU DQ\ HYLGHQFH RI VRLO KHDYLQJ FUDFNLQDWOGLLYVYYDRUORWKHU DQGHEIL
GLVFRYHUHG LQ WKH IXWXUH GXULQJ VXFK HYHQWYV RBR @WKKHWD QFAAL YW & L M ¥
UHTXHVWHG WR UH HYDOXDWH WKH FRQFOXVLRQV RUMKUIMWHEHE SRUWRWDL YR DR
XSRQ WKH LQIRUPDWLRQ SUHVHQWHG KHUHLQ

Construction Impact Assessment and Tree Management Plan for
950 Bray Avenue & 2866-2870 Rita Road
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11. INCLOSING

'H WUXVW WKDW WKLV UHSRUW PHHWY \RXU QHHBVGbBRRXDGH WIQHR BIP B MV IDRX
UHSRUW SOHDVH GR QRW KHVLWDWH WR FRQWDFW WKH XQGHUVLJIQHG

<RXUV WUXO\
7TDOPDFN S8UEDQ )RUHVWU\ &RQVXOWDQWYV /WG

BUHSDUHG E\
Wichae

S5REHUW OF5DH

,6$ &SHUWLILHG $SUERBULVW 31 *
7UHH 5LVN $VVHVVHEH QW 4XDOLIL
7UHH $SSUDLVDO 4XDOLILHG
(PDLO 5REELH#7DOPDEFEN FD

12. REFERENCES

Dunster, J.A., E.T. Smiley, N. Matheny, and S. Lily. 2017. Tree Risk Assessment Manual, International
Society of Arboriculture (ISA).

The City of Langford Tree Protection Bylaw No. 2117.

13. COMPANY INFORMATION

*HQHUDO /LDELOLW\ ,QWDFW ,QVXUDQFH 3ROLF\ 1R 9

Construction Impact Assessment and Tree Management Plan for
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APPENDIX A - TREE MANAGEMENT PLAN
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Tree Protection Fencing Specifications:
1. The fance wil e constusted Lsng 39 x B8 men (27 x 47 wood fame:
+ Top, Battom snd Peess.”

+  Use arange snaw fencing mesh and secure 1o the woad frame wilh *#ip" ties o
gevanzad stsples,

2, Atach a sign with minimum size of 407 mm x 810 mm {187 X 24') with the Tollowing
wording:
a) DO NOT ENTER- Tree Proteclion Zone (For retained reeg) or,
b) DO NOT ENTER- Futurs: Tree Planting Zene (For free planting sites)

This sign st be afliced on every fence face or al leesl every 10 lnear meles.

“In rocky aress, melsl posts (l-bar o reaar) driled info rock wil be accapted.

TREE PROTECTION NOTES

Tree Management Plan
950 Bray Avenue & 2866-2870 Rita Road
Langford, BC

7UHH SURWHFWLRQ EDUULHU 7KH DUHDV VXWHPROQ®/LERD WKKHWIHPRO WMRLRK) RH WIKIHQ H G V WIXMF K RQY HIVX CGRKILYHZBPDY B G @ QPSRUWDQW EHJRD EW LRIHDVS\HHEP HQ EFDH. @\ IV IHQIL@D WKV W HOGDRVIRR @ Y H W WR@RIEY IWRS RYBWGRWRLO FRP S
VKRXOG EH LVRODWHG IURP WKH FRQVWUXFWHRWY DFMAM YWRAD\WVE P XYW FE\H. Q H BRIRIMGH RW LIYED Q IGHRDGI\EG KP R U WV WD DVWXE FFIUW WILDFR I0QU RFARRVQ V W IFRIQW URIQV H HOXORMKHDB VL 88 D P WD EDGGDR S DD®O S D ¥HQ D VOULRPQ HMVQ JRERR & RHRP SIRFM XR'Q VHFWL

EDUULHU IHQFLQJ :KHUH SRVVLEOH WKH IHQRIQY RIKWK KB GV B H H\U WRWEHS (DMWY KGIHG LQWR DWERIX@W 0XI0B R \VK[FEDY 6 VEHRRDBW [URP D QD WX YIDM®I FPHWHHWLLID®D V XFKGDYHARR QW KXEK DV WIORNGH KME IO WDIDEG EWUHUDBWIRQHV\VWHPY 7K
SHULPHWHU RI WKH FULWLFDO URRW JRQH 7K ELQH. DF AHQV LLY/J UMR YLH H G HALWHKG @ WKWK RULBD.E B G IUHRFHY JIR@GI E iR | WAPHENHBR ER P X O FKDWHIFOSDY HE H* WIRWF KU QW M BI®G RSHQ JULG VWKRMNPB QRW GDPDJH WKH URRWYV RI UHWDLQ
EH D PLQLPXP RI PP LQ KHLJKW RI VROLG WHMFH @R QV WW XFPUWIVR @ HFVKRRME O WHG XQGHU WK KQNX 8H UMY MRUHR | VBKH SRIRMKR®V WR DY RAGDWRLAD § FORED BW ER QU HR RV RDHIB IPX WWR E HQWIMINRKK@ GV R UHUQ.\J B WHL RADK B W \WHKRH ADXOVH/D \R D N H

DWWDFKHG WR ZRRGHQ RU PHWDO SRVWV $ DRERG LERD UGl RUH B SR 0 DFX\ON UK BREHI\G ZIIRHIQG M PR €& LIHIRQ VEDDIULAU IHQFLQJ PXVW EH EODVWLQJ GRHY QRW H[WHQG EH\RQG WKH Q WHAKHIVWDbBIHM R\R SELH. QW W DIQYH GQ WR MRKHW R L
WKH SRVWV DW WKH WRS DQG WKH ERWWRP RIUWKW HIGQFRLRN G 7 B W\H U R O LV@ HIW MPKH DS H U Y L3WHGE) GRIP RBILUWHRRPPHQG WKDW DQ\ SUXQLQJ RUIENQPECS URWWF\R B &8 WRIHWXUEHR X QG L QJ W U HMINF K QH IF DXO/ H FRQ WXPMW @ LORKZ \W R B FSUO/R/M R BW D
WKHQ EH FRYHUHG ZLWK IOH[LEOH VQRZ IHQFLIQWKRIGH IWRFAVRLEBXVRLBHFRBEEPWHRQ ,Q D USHIM RZKMHIG WR QR UK F W\ W Q Q\GLDIU G\ PG Wo H ¥ WDADIGIN JBQ B PX GWREWHPHAMD 00 FKDUJHV GH VR UQMIGHWR $IUMD WK RQUOWEHVURG S KRZHEHVW
SULRU WR WKH VWDUW RI DQ\ FRQVWUXFW LR @ @FYRDFAKLRQR/IWKH AUHWGHPE WRRVR QR Q H V3R IY W& WKW U R HEVH DUEFRRW Bl L\§ H B H HIIRRWWWY RO Z2EDYCH G HIBLKHDIV I BED RWRWLRYRIGRX QG YLEUDW LIRH) U HDWL R HIGU DTKA L FPDN FUNH TR WHK MV KH SUR M
H[FDYDWLRQ FRQVWUXFWLRQ DQG UHPDLQ RRGSHOWRHUWKEXR XJIKRERPSROMIDIFRVQL RQ VEKH UH $ROWWWLREDDRK EM GWVBIODKILQ F WIKHLEBIOI KWRW ]R QHW B R WQGHIHYI WIR) EIHURBWBQ@HG2Q 0\ H[SORV LN H\D RD \W RRZQI/KDW R WRLDMLMG DIQWBK LQVWDOOL
SURMHFW 6LJQV VKRXOG EH SRVWHG DURXQ ® IWPKH ISIUGRHH FIMQLAR QRIFRVQ WV WR IG 1 F OTKUW IFWQ ER @WK UM FWGE REQ R/GIHF KRQ LW K H M R 0XOMRKZ IDYJ | O R D WIHFXK © H URHD BACKHD WDRIL@LIP I B\ VEBWHH GDPDJH VKRROMQEH LDUWH.G D VBIURY IDQ®R QY PXADW LR Q ZK
RII OLPLWV WR DOO FRQVWUXFWLRQ UHODW HRBHWKWRIGWLW\ 7KH SURMHFW DUERULVW PXVWUWBHTXLUHG 7KH SDYHG VXUIDFHV DERYH WU HH PRORGMVW RG H @/\DX. OHDE R B W FEIODYW BG URFN D®HWEH B HIQWY D OHL 7 /IRFM R @ DK H WRW HW KKH D O
FRQVXOWHG EHIRUH WKLV IHQFLQJ LV UHPRYXG,RVWRGEGQRD DQ\FXBSKWRE IXHO RU FRDUFRHP IRRBLFKLER DD O HTHAW K A ADY DWLRQ ZRUE W IFRRX® @ RR\E D|RVY HWK R | KHDIDNWK R U $UERULVWY UROH ,W LV WKH UHVSRQVLELO
$UERULVW VXSHUYLVLRQ $00 H[FDYDWLRQ RFFBHSMII ZQ® KDY QMBI LRWIQW LIAD @ Q) B R WG] K@ B'W LW E X XMV V &/ B RIQV/IWWXEMMW RB WNJHH 7 K 18 FRDE MRHOFGALLQYIH 7 K\ W B VIV HR/IVE W@ VK R Q\R W Q@ FCRX & RIGW.IPB\Y FPMKYH | 8 B R NEHRAWH QWEROLVW IR U
RI SURWHFWHG WUHHV PXVW EH FRPSOHWHG X QBRRISWHWH XSHUYLVLRQ RI WKH SURMHFW LQVWHDG UDLVH WKH SDYHG VXUIDFH DERY H WFHH I RIOLG/VOLIQL QIFUIDXGEH. QW KEHD @R X R@H D U D Q F HXS UR®G DQVL Q H MK H EPWQWNU |HQFLQJ

DUERULVW $Q\ VHYHUHG RU VHYHUHO\ GDP DJHBODR R QW FPHKWK E H FBLUXGH GHRIWFH[ WO H F O ROWM I8 HRO/GILUQ W IRK) XURH DF O R VEHH WRRHAGY DIQUGH W R W K/ DV KRIOISAI) D Q\5 QWKAH & VIS WAKDRIGWKKILY ZL OO ¥ H BXIYULH ZL0HIDW B B FUHH S B M VL DUVRA WK W IS
VRXQG WLVVXH WR UHGXFH ZRXQG VXUIDFH DUHIDQDY® HQFRX DDIB\HD RIGFUXVKHG URFN WRDY LGQHSROWRIULBP RQHUEWRS OD\HUV  )LQD @ UHHE L @K B CEURWM ¥ K RXDGEW D NHWWKH R X O G E H F RRVXWD MQHIGZ R NS HRGH @ DR G WEFK H QUHHDFF H
FRPSDUWPHQWDOL]DWLRQ RI WKH ZRXQG X B3O0DFLQJ WZR OD\HUV Rl PP SO\ZRRG SRWHQWLDO FKDQJH LQWR DFFRXQW 7KLV PR\ DIDVERL Q B WHONW LIUH 8 R WK\H ZSKULAEM HFWH [KWLE R UL V WX S B I H Y R@ P 1 QD WK\ WR Q 01 R bl LDARD VIDIUYHDM

DFWLRQ PD$ D(OVRDAH UHFRPPHQGHG
R ' '

(28 E%%%g %i AR HTHRR SRRV
HG WLIJHg_ Sy LQVWDOODWLRQ RI DQ\

LQWR BRER W %X H FULWLFDO URRW JRQHV RI
VWDOOD(WIL&P IZH UHFRPPHQG WKH LUULJDWLRQ

BERWBUI& (DERXW WKH BRVW6 IVWLHV BEODIQORFDWLRQ
WR PLWLIJDWH WKH LPSDFWV RQ WKH WUHHV WR

TALMACK

URBAN FORESTRY

Consultants Limited

X 30DFLQJ VWHHO SODWHYV LQ RUJDQLF FRQWHQW EHLQJ OHIW LQWDFW BWHO RZOWKWH BORBOG IDQUHPH FRQ/QGREIHG®WMBK DV WUGHYX\WRFESLUWWDRREGHWFBXYGLQJ DQ\

[URVEN R e R R R S L R

WR GUDLQ LQWR WKH URRW V\VWHPV EHORZ ZH DOVR UHFRPPHQG WKDW WKH VXUIDFH

DQG UHYLHZ DQ\ SURSRVHG ILOO DUHDV QHDU

WUHHV WR EH UHWDLQHG
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Plant List
Boulevard Trees: Code Qty. Size
1-LE Prunus cerasifera 'Pissardii’ (Pissard Plum) PC 2 |5cm Cal
zs’_gN 6-SA 3—-MN 8—SA Parrotia persica "Vanessa' (Columnar Persian Ironwood) PP 3 Scm Cal.
S_M; "15:22 Styrax obassia (Snowbell) ST 4 acm Cal.
s = (R X R XN o AT AT A G e A\ Y e - .
s . 7 . <) - . > <1V . = ) Vs B Y ()-(V.N-(N. ~ Hedge:
2R L - >4 A i S '-’l,%.ﬁ ! &) ‘!«i’,\", . . . ’ y ' ’ ' |r Prunus lusitanica (Portugal Laurel) PL 5 #5 Pot
_._ \ \ 1—-SR — i‘:ﬁ.i.: ‘;\.ﬁ«;' E \‘,4| < Thuja occidentalis 'Smaragd' (Emerald Arborvitae) TH 8 1.5m Ht.
I . 3 16—HA — (i ) f?"“*'i: E 4
SOD 9-SF 3N - 10-SF TR O] J‘Ll!', N ey
LAWN N M—3-MN T 10-SF - 3-MN 100 S N> 1-SA T - -
—[- I\; 10-SF — 3—MN 10-sF I— — Illii’g —_——_—_—— —I— — (== ! 1 @ . 2_HA Clematis armandii (Evergreen Clematis) cL 4 #1 Pot
I _
| l I | | | : j x\<l 1-LE Shrubs, Grasses & Accent Plants:
(I .l _ I N N PR S B I R RO | R L |'|—|'| ) \i 1-SA Azalea japonica 'Hino White' (White Evergreen Azalea) AZ 4 #3 Pot
| T o = _l — ' _ Leucathoe fontanesiana 'Rainbow' (Drooping Leucothoe) LE 4 #5 Pot
= 3 D— w 0 ) 2—-HA
1 1 1-LE Sambucus racemosa (Red Elderberry) SR 2 #5 Pot
3-CT _///l/ I ([ Hakonechloa macra (Hakone Grass) HA 36 #2 Pot
3—LA _// l [ [ Mahonia nervosa, (Cascade Oregon Grape) MN 33 #2 Pot
1—BR — l | | Polystichum munitum (Sword Fern) SF 98 #2 Pot
| | | ; Berberis thunbergii 'Rose Glow' (Red Barberry) BR 1 #3 Pot
| | Carex testacea 'Orange Flame' (Sedge) CT 10 #2 Pot
I L | | | Euonymus alata 'Ruby Haag' (Winged Burning Bush) EU 1 #5 Pot
1 I avandula angustifolia var. Hidcote (Blue Lavender ot
| | | L dul ifoli Hid (Blue L der) LA 24 #2 P
l | Pieris japonica 'Cavatine’ (Dwarf Lily-of-the-Valley) PJ 82 #1 Pot
| I I Sarcococca humilis (Sweethox) SA 37 #2 Pot
1-PC b | | ;
\’ | | T Notes:
N "’ : | 1. Plants to be irrigated to City of Langford Specifications.
ﬁ! \Q‘,'!. | l u ! 2. Changes to pfant size, quantity, or type fo be reviewed & approved in writing by Calid
"| | | U | NOTE:
b \ I-\ AS PER BY LAW 1000 REQUIREMENTS ONE (1) NEW BOULEVARD TREE
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£ PLANTING NOTES IRRIGATION NOTES
& 1. CONTRACTOR TO STRIP ALL ORGANIC MATERIAL TO SPECIFIED LIMITS OF THE PLANTING AREAS AND STOCKPILE ANY SUITABLE 1. IRRIGATION SYSTEMS TO MEET MMCD AND CITY OF LANGFORD SCHEDULE 10 IRRIGATION STANDARDS. IRRIGATION CONTRACTOR TO
o MATERIAL FOR REUSE. EXCAVATED DEPTH FOR SHRUBS TO BE MIN. 600mm, DEPTH OF TREE PITS TO BE 800mm. (TREE PITS INSTALL IRRIGATION SYSTEM TO ALL APPLICABLE PLUMBING REGULATIONS.
z TO BE EXCAVATED AT SAME TIME AS ANY SERVICING/UTILITY TRENCHING IN AREA. BACKFILL WITH GROWING MEDIUM & STAKE
%) TREE PIT LOCATIONS FOR LANDSCAPE CONTRACTOR.) SOIL VOLUME OF 10m 4REQUIRED FOR STREET TREES. 2. PRIVATE ONSITE IRRIGATION P.O.C., TIMER & METER TO BE LOCATED WITHIN BUILDING MECHANICAL ROOM.
o
) SCARIFY AREAS SHOWING EXCESSIVE COMPACTION AND SIDES AND BOTTOM OF TREE PITS. 3. SOD LAWN AREAS, TREES AND PLANTING AREAS TO BE IRRIGATED. SOD LAWN TO HAVE A MICROSPRAY IRRIGATION SYSTEM WITH
S; HEAD TO HEAD COVERAGE. PLANTING BEDS TO BE IRRIGATED WITH DRIP IRRIGATION. TREES IN RAISED PLANTER BEDS TO HAVE
CONTRACTOR TO REMOVE AND DISPOSE OF OFF-SITE ALL DEBRIS AND UNUSABLE MATERIAL, ROOTS, STONES, ETC. THAT MAY ONE EMITTER LOOPS PER TREE TO PREVENT OVERWATERING.
e INTERFERE WITH THE PROPER GROWTH OF THE FINISHED LANDSCAPING.
< 4. IRRIGATION SYSTEM TO BE DESIGNED BY A CERTIFIED IRRIGATION DESIGNER AS CERTIFIED BY IIABC OR IA. SHOP DRAWINGS TO BE
> 4. GROWING MEDIUM TO MEET MMCD SPECIFICATION AND BC LANDSCAPE STANDARDS. PROVIDED TO CALID SERVICES LTD. (AND CITY OF LANGFORD IF REQUIRED) FOR REVIEW.
b4
© 5. GROWING MEDIUM DEPTH TO BE MIN. 150mm FOR SOD LAWN, 600mm FOR PLANTING AREAS AND 800mm FOR TREE PITS. 5. ALL IRRIGATION COMPONENTS AND INSTALLATION TO COMPLY WITH MMCD AND IIABC STANDARDS FOR LANDSCAPE IRRIGATION
z 6. IMPORTED TOPSOIL TO CONTAIN A MIN. OF 4% ORGANIC MATTER FOR CLAY LOAMS AND 2% ORGANIC MATTER FOR SAND LOAMS, T asac /gfm e CONTROLLER A0 RatRep SAUT=OFF VALVE, AND METER. PRESSURE REGULATING DEVISE AND 53 C
a T0 3\ MAX. OF 20% VOLUME. SOIL TO BE FREE OF ROOTS, NOXIOUS WEEDS (CRABGRASS, COUCHGRASS, HORSETAIL, SEEDS, ’
ETC.), TOXIC MATERIALS, STONES OVER 30mm, OR FOREIGN OBJECTS. ACIDITY RANGE TO BE 5.5—7.5 pH. NATIVE TOPSOIL MAY .
@ BE USED PROVIDED IT MEETS STANDARDS SET FOR IMPORTED TOPSOIL. 6. IRRIGATION SYSTEM TO HAVE A DYNAMIC OPERATING PRESSURE BETWEEN 50 TO 90 psi.
o 7. PLANTING OF TREES, SHRUBS AND GROUND COVERS TO CONFORM TO MMCD SECTION 02950 AND CITY OF LANGFORD 7. IRRIGATION CONTRACTOR TO ENSURE ALL CRITICAL POINTS (CORNERS, EDGES, TIGHT CONTOURS, ETC) RECEIVE FULL COVERAGE.
E SPECIFICATIONS (REFER TO SCHEDULE 11 FOR ADDITIONAL TREE PLANTING DETAILS & INFORMATION). 8. IRRIGATION CONTRACTOR TO LOCATE ALL UNDERGROUND SERVICES PRIOR TO COMMENCING WORK.
8. LANDSCAPE CONTRACTOR TO ENSURE ALL MATERIALS AND PROCEDURES COMPLY WITH ACCEPTED LANDSCAPE PRACTICES. SPECIES
§ SELECTION TO BE AS SPECIFIED. SUBSTITUTIONS WILL ONLY BE DONE WITH THE WRITTEN APPROVAL OF CALID SERVICES LTD. 9. IRRIGATION SYSTEM TEST TO BE WITNESSED BY CALID SERVICES LTD. CONTRACTOR TO PROVIDE 48 HOUR NOTICE FOR REVIEW. CALL
© 9. PLANT MATERIAL TO BE NURSERY GROWN STOCK AND COMPLY WITH BRITISH COLUMBIA STANDARD FOR CONTAINER GROWN PLANTS 10. IRRIGATION CONTRACTOR TO GUARANTEE WORK AND MATERIALS FOR ONE YEAR FROM DATE OF SUBSTANTIAL COMPLETION. 1—800—474—6886
z AND LANDSCAPE CANADA GUIDE SPECIFICATION FOR NURSERY STOCK. PLANTS TO BE TRUE TO NAME, TYPE AND FORM, AND BE CELLULAR *B6386
% :?\BTJ%EE%ENOTSTITVIEINOF THEIR SPECIES AND VARIETY. PLANTS TO BE OF GOOD HEALTH, PROPERLY PROPORTIONED, NOT WEAK, 11. IRRIGATION CONTRACTOR TO PROVIDE AS—BUILT DRAWINGS AND ZONE MAPS TO DEVELOPER.
e ' 12. 150mm DIAM. PVC IRRIGATION SLEEVES REQUIRED AT PLANTER WALLS, SIDEWALKS, DRIVEWAYS, ETC. TO ENSURE ALL PLANTING THE CONTRACTOR IS TO CALL B.C
% 10. TREES TO BE STAKED AND BRACED IN AN UPRIGHT POSITION. INSTALL STAKES, CLAMPS, ANCHORS, FABRIC TIES AS NOT TO AREAS MAY BE SERVICED BY SITE IRRIGATION SYSTEM. FAILURE BY CONTRACTOR TO PROVIDE IRRIGATION SLEEVES WILL RESULT IN ONE CALL, AND HAVE EXISTING U/G
= DAMAGE THE TREE. STAKES TO BE 100mme. (FABRIC TIES TO BE ARBORTIE OR APPROVED EQUAL.) WORK NEEDING TO BE REDONE AT CONTRACTOR'S EXPENSE. CONTRACTOR TO STAKE & LABEL ALL SLEEVES IN FIELD FOR SERVIGES 'STAKED PRIOR 10 ANY
o IRRIGATION CONTRACTOR. CONSTRUCTION
o 11. LANDSCAPE CONTRACTOR TO GUARANTEE PLANT MATERIAL FOR THE STANDARD ONE (1) YEAR MAINTENANCE PERIOD. :
<
] 12. LANDSCAPE CONTRACTOR IS NOT RESPONSIBLE FOR PLANT LOSS DUE TO THEFT, VANDALISM, OR ANIMALS DURING THE NOTICE:
& MAINTENANCE PERIOD. OR FAILURE BY STRATA/OWNER IN OPERATING IRRIGATION SYSTEM IN ACCORDANCE TO IRRIGATION LANDSCAPE DESIGN IS ONLY VALID
. DESIGNER’S/IRRIGATION CONTRACTOR’S RECOMMENDED WATERING SCHEDULE. IF REVIEWED DURING CONSTRUCTION
= BY CALID SERVICES LTD.
- 13. PRUNING OF TREES TO BE DONE BY A CERTIFIED ARBORIST.
n
5 14. HIGH ORGANIC CONTENT, LOW WOOD CONTENT MULCH TO BE APPLIED TO BEDS AFTER FINISHED GRADING IS APPROVED AND NOTICE:
= PLANTING COMPLETE. MULCH TO BE FREE OF CHUNKS, STICKS, SOIL, STONES, ROOTS, ETC. LANDSCAPE CONTRACTOR TO ENSURE ) 2 EXISTING & PROPOSED MUNICIPAL
L MINIMUM BARK MULCH DEPTH OF 50mm AFTER SETTLEMENT. 1.2m¢ MULCH RINGS REQUIRED FOR ALL TREES IN SOD LAWN. ?SIE'SE o COTRACTOR 0 CONTACT AL SERVICES ARE NOT SHOWN ON THIS
o X X X DRAWING, REFER TO DRAWINGS BY
= 15. ALL TREE PITS SHALL BE INSPECTED BY CALID SERVICES LTD. PRIOR TO BACKFILLING SERVICES ""EOR PERIODIC FIELD REVIEWS  MAY OTHERS.
S 1R L) X F M&dulr WRYo€k) BEING REDONE AT CONTRACTOR'S
XPENSE.
'UDZQ "DWH
LEGEND cpos<
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(DESIGN BY OTHERS)
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DECIDUOUS -o0—0— 1.2m Ht. DECORATIVE 66 112277 (
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GENERAL NOTES

| |
1. ALL PLANTING, TREE PIT SOIL VOLUMES, CONSTRUCTION, AND MATERIALS TO BE IN ACCORDANCE WITH LANGFORD SPECIFICATIONS,
| - BY—LAW 1000 (SUBDIVISION DEVELOPMENT SERVICING), AND STANDARD DRAWINGS, MMCD SPECIFICATIONS AND BC NURSERY
| =<7 - TRADES. ALL LANDSCAPING WORK TO BE REVIEWED BY CALID SERVICES LTD.
DECORATIVE METAL . . . e ——— O 2. ALL OFFSITE AREAS AFFECTED BY THE WORK ARE TO BE REINSTATED TO ORIGINAL OR BETTER CONDITION BY CONTRACTOR AND
| FENCE AT PARKING D Bl I ' ;,:J_l_[ﬁ | COMPLETED IN PROMPT MANNER TO MINIMIZE LOCAL DISRUPTION.
A
| TO BE 1.8m HEIGHT. E O 1 - 3. CONTRACTOR TO ENSURE POSITIVE DRAINAGE OF ALL LAWNS AND PLANTING AREAS TO AN APPROVED OUTLET. MINIMUM GRADE
; Bl T ] ] TO BE BE 2.0%.
. ———"——- BLDG. ABOVE -— T ————— r— - s —— = —
O = ATTENTION: 4. CONTRACTOR TO CONFIRM LOCATION OF AND COORDINATE WITH APPLICABLE UTILITIES PRIOR TO INSTALLATION OF ANY OF THE
| | | I F ST T REFER TO DRAWINGS BY OTHERS LANDSCAPE WORKS.
| ERE L L 1 B I FOR SITE GRADING, RETAINING
I N — r———f——————— ———ar—————— ————)r——— 1 —— o IR T IS0 B BT qﬂ:ll—ljz WALLS, LIGHTING, ETC. 5. CONTRACTOR TO BE REGISTERED WITH WORK SAFE BC AND ALL WORK TO BE CONDUCTED UNDER WORK SAFE BC REGULATIONS
| - | = e :ﬁ;I: e AND WORK AREAS TO BE PROTECTED BY APPROVED RIGID CONSTRUCTION FENCING.
: > - . R : 5! 1 1 I
SRS S | | ATTENTION: 6. EXISTING & PROPOSED UNDERGROUND SERVICES ARE NOT SHOWN ON THIS DRAWING. CONTRACTOR TO CONFIRM THE LOCATION
| - q 2 _ IRRIGATION SLEEVES REQUIRED AT OF ANY UNDERGROUND SERVICES AND COORDINATE WITH APPLICABLE UTILITIES PRIOR TO ANY EXCAVATIONS.
S R | | © SIDEWALKS, PLANTERS, WALLS,
| S Ak 2 | | 5 DRIVEWAYS, ETC. TO ENSURE ALL 7. FOR ANY AMBIGUITIES IN SPECIFICATIONS THE MOST CONSERVATIVE/ROBUST SPECIFICATIONS SHALL GOVERN.
. s b, 3 ¢ LANDSCAPE AREAS, SOD
| SRRV IR I PLANTS WITHIN 3.0m | > BOULEVARD, STREET TREES, ETC. 8. CONTRACTOR TO NOTIFY CALID SERVICES LTD. IMMEDIATELY OF ANY CONFLICTS OR DISCREPANCIES.
i = S W SIGHT TRIANGLE TO | & ARE WATERED VIA THE NEW
IR IR A N TURE p< | |IRRIGATION SYSTEM. 9. ALL PLANTERS OVER BUILDING SLAB REQUIRE DRAINS CONNECTED TO ROOF DRAINAGE SYSTEM. LOCATION TO BE REVIEWED BY
R T - L _HAVE A (I DEVELOPER’S STRUCTURAL ENGINEER.
| KA S N | "HEIGHT OF MAX. L
| DT R g l 900mm. o 10. AUTOMATIC IRRIGATION SYSTEM TO LANGFORD BY LAW 1000 REQUIRED FOR ALL PLANTING AREAS, SOD LAWNS & TREES.
= _ T ~ )
T ii — i | 11.  IRRIGATION REQUIREMENTS FOR MUNICIPAL SOD LAWN BOULEVARD TO BE PROVIDED BY LANGFORD PARKS. POINT OF CONNECTION
A . i FOR MUNICIPAL IRRIGATION SYSTEM TO BE REVIEWED WITH LANGFORD PARKS.
K, : ] | 12. WELL—ROTTED, HIGH ORGANIC CONTENT, LOW WOOD CONTENT MULCH TO BE APPLIED TO PLANTING BEDS AFTER FINISHED
| i | u GRADING IS APPROVED AND PLANTING COMPLETE. MULCH TO BE FREE OF CHUNKS, STICKS, SOIL, STONES, ROOTS, ETC.
(e | I BEe | LANDSCAPE CONTRACTOR TO ENSURE MINIMUM BARK MULCH DEPTH OF 50mm AFTER SETTLEMENT. 1.2m¢ MULCH RINGS
| 4 | l | g U | REQUIRED FOR ALL TREES IN LAWN AREAS.
. }I' r G I
................. _| /\fl :\ I I |
| o oy |
I ] AT : | I
I SR ’ | - KEY NOTES
' T | | PROPOSED BOULEVARD TREE IN SOD LAWN. HALF CIRCLE
| L 4 MULCH RING TO BE DISCUSSED WITH LANGFORD PARKS.
W ' - — 5 PMT LOCATION TO BE APPROVED BY BC HYDRO. ANTI—GRAFFITI
I
2 | c\ VINYL WRAP REQUIRED. IMAGE TO BE PROVIDED BY DEVELOPER. NO
> : \1 A | PLANTING ALLOWED WITHIN 1.2m OF PMT AS PER BC HYDRO
< =T E REQUIREMENTS.
I 1. l
> | \ R I PROPOSED PLANTING BORDER ON PUBLIC PROPERTY. SECTION
< : 19 o | L @ 219 COVENANT REQUIRED. IRRIGATION VIA PRIVATE ONSITE
m | ] s SYSTEM. MAINTENANCE SHALL BE THE RESPONSIBILITY OF THE
: ] / P | STRATA/OWNER IN PERPETUITY. TYPICAL
EXISTING — S | LOBBY
OVERHEAD e
HYDRO,/TEL. o s : @ 1.8m Ht. PERIMETER WOOD PANEL FENCE ON PROPERTY LINE.
................. — L ! T
: 1] 1 PERIMETER PLANTING AREA C/W NATIVE SHRUBS. LOW HEIGHT
EXISTING ABANDONED WATER MAINS. \ S AN CURB WALL MAY BE REQUIRED OVER PARKADE TO ENSURE
LANGFORD TO CONFIRM IF NEW ] W TN K MIN. SOIL DEPTH OF 600mm.
STREET TREES CAN BE PLANTED ] IE -
OVER ABANDONED MAINS. N G . RESIDENT AMENITY SPACE C/W _SLAB UNIT PAVING, PRIVACY
! . . T T T T T —_———— —— AL = r——— | SCREEN FENCING, SHADE TOLERANT SPECIMEN TREES &
| <@ L ACCENT SHRUBS, AND OUTDOOR COUCHES. FIRE TABLES TO BE
! — N\ R e — — — — — — L ] L__ L N | B N DISCUSSED WITH DEVELOPER. PRE—FABRICATED ALUMINUM
| 5] - — e PLANTERS REQUIRED FOR SPECIMEN TREES OVER PARKADE.
| N G c G G @ PRIVATE UNIT PATIO C/W UNIT PAVING.
' Y G
L_. RAENE : - : PRIVATE WALKWAY C/W STEPS. REFER TO ARCHITECTURAL
. L — P I DRAWINGS FOR INFORMATION.
ATTENTION: = L7 . B L) . - . BRI
PLANTING BED WITHIN T =] = . _ - =
MUNICIPAL BOULEVARD TO BE <I> 1B.LZ/{2K)HEIGHT DECORATIVE METAL FENCE (POWDER COATED
IRRIGATED VIA PRIVATE ON-SITE . — - : , = | L '
IRRIGATION SYSTEM. ¢ SN, N < = A A N Y N A = P EC0F A N g oA T E
MAINTENANGE & IRRIGATION OF O N I R ST o SOV = ey LT XA LT ghiys Teepr 2 S 0o @sgh[ggcslgygﬁg}%ﬁcc/w UNIT PAVING, SEATING BENCH &
PLANTING BEDS WITHIN - - Lo S = - s T T e e T S NS PRI AP s S neT T g : .

MUNICIPAL BOULEVARD SHALL A . » . : . : L
BE THE RESPONSIBILITY OF THE 7 @ 1.2m UNIT PAVER WALKWAY TO BUILDING EXIT. SECURITY GATE

TO BE DISCUSSED WITH DEVELOPER.

CALID SERVICES LTD. PREPARED THIS DRAWING FOR THE LISTED CLIENT ONLY AND ACCEPTS NO RESPONSIBILITY FOR THIRD PARTY USE.

OWNER/STRATA IN PERPETUITY.
DAY /

SECTION 219 COVENANT
REQUIRED. N RAISED PLANTER C/W SHADE TOLERANT ACCENT PLANTS &
| - NATIVE SHRUBS. LOW LEVEL WALL MOUNTED PATHWAY LIGHTING
| | \ \ \_ | TO BE DISCUSSED WITH DEVELOPER.
| .
\ EXISTING 300mm¢@ SANITARY MAIN. BOULEVARD IS ASSUMES EX. S SERVICE |
| \ NOT SUITABLE FOR STREET TREES AS REQUIRED IS CAPPED & ABANDONED.
| . RITA ROAD SEPARATION FROM SANITARY MAIN CAN NOT BE MET. |
A ]
LANDSCAPE PLAN NOTE,
SCALE 1:150 AS PER BY LAW 1000 REQUIREMENTS ONE
Om 5m (1) NEW BOULEVARD TREE REQUIRED FOR
s I s s | EVERY METER OF PROJECT FRONTAGE.
TOTAL PROJECT FRONTAGE = 94m
TOTAL REQUIRED BLVD TREES = 8
BUILDING ENTRANCE: BENCH:
TYPE: BELGARD CLASSIC STANDARD PAVERS gﬁ%&?i&aﬁgg“ UFB=5
FIELD COLOUR: 75% HARVEST, 25% NATURAL SRy e ) JUR: GREY GOLD
FIELD PATTERN: ASHLAR (DOUBLE STANDARD, STANDARD RECYCLED PLASTIC WOOD. COLOUR: WALNUT
g‘ogg'ég EBA&%AQD%HARCO AL CONTACT: WISHBONE SITE FURNITURE
BORDER PATTERN: SOLDIER COURSE (1-604-626-0476)
};EPLED ggtgﬁ';? %%TRE}L SLAB PAVERS 88§AW?$<E1RACK W7510 POWDER COATED BLACK
BORDER COLOUR: GRANITE CONTACT: CORA CANADA, BURNABY, B.C.

(1-604—437—4415)

PRIVATE _PATIOS:

TYPE: BELGARD CLASSIC STANDARD PAVERS

FIELD COLOUR: HARVEST

FIELD PATTERN: ASHLAR (DOUBLE STANDARD, STANDARD
& HALF STANDARD)

BORDER COLOUR: HARVEST

BORDER PATTERN: SOLDIER COURSE

CALL

1-800—474—-6886
CELLULAR *6886

THE CONTRACTOR IS TO CALL B.C.
ONE CALL, AND HAVE EXISTING U/G
SERVICES STAKED PRIOR TO ANY
CONSTRUCTION.

NOTICE:

LANDSCAPE DESIGN IS ONLY VALID
IF REVIEWED DURING CONSTRUCTION
BY CALID SERVICES LTD.

—_

NOTICE:
) 2 EXISTING & PROPOSED MUNICIPAL
NOTICE: SERVICES ARE NOT SHOWN ON THIS
FAILURE BY THE CONTRACTOR TO CONTACT CALID DRAWING, REFER TO DRAWINGS BY
SERVICES . FOR PERIODIC FIELD REVIEWS MAY OTHERS.
1R L) X F M&ulr WRyok)seN REDONE AT CONTRACTOR'S
XPE .
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LEGEND — : ' chos<
N 1.7 b
,';'.D,'A ggﬁggg&NlSHED - PLANTING BED %5$< 517$ 5(61 (171$/ (9(/230(&K4—|FNHG 3URMHEW
cL .b
IDQGVFDSH 30D 1RWHYV
PR uoUs ‘45 1.8m Ht. PERIMETER FENCE SLAB UNIT PAVING - SOD LAWN Q Q $SSURYHG GFDOQ% .
Tree (DESIGN BY OTHERS) &OLHQW (GHQ 'HYHORSPHEWY— ez
STANDARD UNIT o o SYNTHETIC Gp
1.2m Ht. DECORATIVE PAVING v v TURF 2 |AUG 28/24| TO BUILDING & PARKING CHANGES DP A 28858 67 S Y
“’ 252533 METAL FENCE (DESIGN BY e CRUSHED ROCK 1 AUG 1/24 | TO LANGFORD COMMENTS DP C- ID :;;&17(25,55 % & 9 7 ( /
OTHERS) : )5
50)(5(1&( '5%:,1*6 "$7( © BORDER 5(p "$7( 5(9,6,216 %<| $33529(" AR scriices Ltd. HQJLQHHU#FDOLG FD

&$1&(/ 35,176 % ($5,1* ($5/,(5 /(75




CITY OF LANGFORD
BYLAW NO. 2199

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

The Council of the City of Langford, in open meeting assembled, hereby enacts as follows:

A. Langford Zoning Bylaw No. 300, 1999 is amended as follows:

1. By deleting from the R2 (One- and Two-Family Residential) Zone andjaddine €1 (City
Centre 1) Zone the properties legally described as:

Lot 4, Sectiof9, Esquimalt District, Plan 18207, PID No. 000-129-844 (2866 Ritg Road

~ Lot 11, Section 79, Esquimalt District, Plan 17397, PID No. 00C4I69%D Bray Avenue);
and

~ Lot 12, Sectio9, Esquimalt District, Plan 17397, PID No. 003-933-997 (2870 Ritg Road

as shown shaded on Schedule A attached to and forming part of this Bylaw.

2. By adding the following to Table 1 of Schedule AD:

zone| BY'@W| L egal Description Amenity Contributions Eligible for
No. Reduction in
Section 2 of
Schedule AD
c1 2199 | " Lot 4, Section 79, a) $2,850 per residentiainit createdtowards the No

Esquimalt District, General Amenity Reserve Fund on thetirough

Plan 18207, PID No. 4t storeys; and

000-129-844 (2866 _ _ .

Rita Rd); b) $1,425 per residential unitreatedtowards the

General Amenity Reserve Fund on tlfegid &

~ Lot 11, Section 79, storeys; and

Esquimalt District,
Plan 17397, PID No.
000-769-941 (950
Bray Ave); and

c) 1,425 per non-market residential urdgteated
towards the General Amenity Reserve Fund; ar

d) $750 per unit created towards the Affordable
Housing Reserve Fund on th&through 4"

Lot 12, Section 79, storeys; and

Esquimalt District,

Plan 17397, PID No. e) $375 per unit created towards the Affordable
003933-997 (2870 Housing Reserve Fund on the tHednd &
Rita Rd) storeys; and

f)  $375 per non-market residential urtteated
towards the General Amenity Reserve Fund;

g) That the total contribution to the General
Amenity Reserve Fund as specified)through
¢) may be reduced by the amount equal to the
cost of constructing the sidewalk extension
beyond the frontage on Rita Road to the corner
of Tennis Court Lane, to the satisfaction of the
Director of Engineering.
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Bylaw No. 2199
Page 2 of 3

B. dZ]* Co A u C 13 (JE 00 %pPE%}e « > vB(EF6 @0Br&®y Co AU
Avenue and 2866 and 2870 Rita Road), Bylaw No. 2199,.2024

READ A FIRST TIME this day of , 2024.
READ A SECOND TIME thigy of , 2024.

READ A THIRD TIME thiday of , 2024.

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

ADOPTED thisday of , 2024.

PRESIDING COUNCIL MEMBER CORPORATE OFFICER
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Symphony (Bray Ave. & Rita RD)
Sustainable Development Advisory Committee
October 15th, 2024



Symphony (Bray Ave. & Rita RD)
Sustainable Development Advisory Committee
October 15th, 2024



S1 Centennial Park
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S1 Centennial Park

T Surrounded by large green spate
Centennial Park

T Increasing numbers of apartments
and townhouses
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CC1 City Centre Zone

T Easy access to downtown
core
T Walk score of 75
T Good access to shops,
services and transit options
T 300 metres from E&N Trail
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Grayland Consulting
Rachael Sansom

T Public consultation
T 50 letters sent to neighbours
T Most homes owned by investors as
holding properties
T Several homes occupied by work
Crews



Duplex at 954 Bray Avenue

T Client wanted to add this property
as part of the project

T Negotiations with owner was not

successful
T Cost of property was not

reasonable

T Still opportunity for missing middle

project in future
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Proposed Development

T 77 residential units
T 6 storey wood frame
T No setback variances requested
T Surface parking and one level
of underground parking

T Parking variance from 1.25:1
to1.1:1

06 Y( i



Proposed Development

T Parking variance from 1.25:1

to 1.1:1
T Watt Consulting study only requires

/3 spaces

T 85 spaces provided in proposal

T Bike parking on each floor
T Adequate for cargo bikes and
electric bikes

06 }( i



Development creates sidewalk off Bray
down Rita towards Tennis Court Lane
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Proposed materials
Hardie panel, Hardie Plank, stone veneer a
wood siding

Rita Road Elevation
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Bray Avenue Elevation



WP 60 }(i8

North Elevation
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West Elevation
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View from Centennial Park
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View from Centennial Park



Looking down Bray to Carlow
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Looking down Bray to Carlow
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Looking down Rita to Bray
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Looking down Rita to Bray
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Looking down Bray to Rita



Looking down Bray to Rita
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Arborist report - O

T Off site tree at 2862 Rita to be
protected

T Changes to underground parking
to protect Garry Oak tree
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Thank youl!
Questions?



