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FIGURE 1: RENDERING OF NORTHWEST VIEW OF BUILDING FIGURE 2: RENDERING OF NORTH VIEW OF BUILDING

REVISIONS LIST

Renderings updated to reflect material changes and landscaping improvments
as per feedback.

2

2 2



CONTEXT ELEVATION  |  APARTMENTS @ 953 BALMORAL |  SCHEMATIC DESIGN FOR DEVELOPMENT PERMIT & REZONING APPLICATION  | MARCH 2019  |  SCALE NTS

UNIT 1
56.3m2

1 BEDROOM

MECH/ELEC
ROOM

GARBAGE/
RECYCLE/
COMPOSTJANITOR

LOBBY

UNIT 2
47.1m2

1 BEDROOM

EXIT STAIR 1

EXIT STAIR 2

ELEVATOR

BIKE ROOM
40.9m2

16 BIKE STALLS
(11 Req'd)

2.69m

0.4
5m

1.5m

1.5m

2.69m

1970's FOUR STOREY APARTMENT BUILDING 1950'S HOUSE/MEN'S SHELTER 953 BALMORAL PRIVATE PARKING LOT
(OWNERSHIP CONNECTED TO GAZZOLA TILE STORE)

1950'S PRIVATE HOUSE 2000'S PRIVATE HOUSE PARKING FOR OPERA CENTRE PACIFIC OPERA CENTRE GAZZOLA TILE

VA
NC

OU
VE

R S
1T

RE
ET

QU
AD

RA
  S

TR
EE

T

MASON  STREET

KEY PLAN
7.4

7



QU
AD

RA
  S

TR
EE

T

VA
NC

OU
VE

R S
1T

RE
ET

INTER-CULTRUAL ASSOCIATION OF GREATER VICTORIA PRIVATE APARTMENT BUILDING CANADIAN LINEN AND UNIFORM SERVICE HOLLIS WEALTH SERVICES

953 BALMORAL

CONTEXT ELEVATION  |  APARTMENTS @ 953 BALMORAL |  SCHEMATIC DESIGN FOR DEVELOPMENT PERMIT & REZONING APPLICATION  |  MARCH 2019  |  SCALE NTS



Hardscape-Pavers 
Main Area: 133.860 sq m
Border Area: 15.854 sq m

1 2 3 4 5

2.6m

typ. parking stall

13m

total parking width

3.64m

Sideyard Setback

6m

re
q'

d 
se

tb
ac

k 
of

 s
ec

ur
ity

 g
at

e

1.
85

8m
Hardscape-Pavers 
Main Area: 8.729 sq m
Border Area: 7.384 sq m

Hardscape-Pavers 
Main Area: 2.701 sq m
Border Area: 2.762 sq m

Hardscape-Pavers 
Main Area: 11.423 sq m
Border Area: 9.869 sq m

Hardscape-Pavers 
Main Area: 2.631 sq m
Border Area: 2.722 sq m

Hardscape-Pavers 
Main Area: 11.353 sq m
Border Area: 9.891 sq m

Hardscape-Pavers 
Main Area: 7.062 sq m
Border Area: 6.110 sq m

Hardscape-Pavers 
Main Area: 6.670 sq m
Border Area: 5.896 sq m

Hardscape-Pavers 
Main Area: 1.919 sq m
Border Area: 2.612 sq m

1.
8m

Barrier Fencing-See Detail
Tree Protection - No Work Zone

NT01
Aesculus hippocastanum

M
IN

IM
U

M
 S

P
A

C
IN

G
 0

.0
25

M

SPACING 0.100M

SP
A

C
IN

G
 0

.1
0

0
M

1.200M

0.
60

0M

MINIMUM SPACING 0.025M

MAXIMUM SPACING 0.150M

M
A

X
IM

U
M

 S
P

A
C

IN
G

 0
.1

5
0

M

M
IN

IM
U

M
 S

P
A

C
IN

G
 0

.0
25

M

SPACING 0.100M

SP
A

C
IN

G
 0

.1
0

0
M

1.200M

0.
60

0M

MINIMUM SPACING 0.025M

MAXIMUM SPACING 0.150M

M
A

X
IM

U
M

 S
P

A
C

IN
G

 0
.1

5
0

M

M
IN

IM
U

M
 S

P
A

C
IN

G
 0

.0
25

M

SPACING 0.100M

SP
A

C
IN

G
 0

.1
0

0
M

1.200M

0.
60

0M

MINIMUM SPACING 0.025M

MAXIMUM SPACING 0.150M

M
A

X
IM

U
M

 S
P

A
C

IN
G

 0
.1

5
0

M

M
IN

IM
U

M
 S

P
A

C
IN

G
 0

.0
25

M

SPACING 0.100M

SP
A

C
IN

G
 0

.1
0

0
M

1.200M

0.
60

0M

MINIMUM SPACING 0.025M

MAXIMUM SPACING 0.150M

M
A

X
IM

U
M

 S
P

A
C

IN
G

 0
.1

5
0

M

M
IN

IM
U

M
 S

P
A

C
IN

G
 0

.0
25

M

SPACING 0.100M

SP
A

C
IN

G
 0

.1
0

0
M

1.200M

0.
60

0M

MINIMUM SPACING 0.025M

MAXIMUM SPACING 0.150M

M
A

X
IM

U
M

 S
P

A
C

IN
G

 0
.1

5
0

M

M
IN

IM
U

M
 S

P
A

C
IN

G
 0

.0
25

M

SPACING 0.100M

SP
A

C
IN

G
 0

.1
0

0
M

1.200M

0.
60

0M

MINIMUM SPACING 0.025M

MAXIMUM SPACING 0.150M

M
A

X
IM

U
M

 S
P

A
C

IN
G

 0
.1

5
0

M

M
IN

IM
U

M
 S

P
A

C
IN

G
 0

.0
25

M

SPACING 0.100M

SP
A

C
IN

G
 0

.1
0

0
M

1.200M

0.
60

0M

MINIMUM SPACING 0.025M

MAXIMUM SPACING 0.150M

M
A

X
IM

U
M

 S
P

A
C

IN
G

 0
.1

5
0

M

M
IN

IM
U

M
 S

P
A

C
IN

G
 0

.0
25

M

SPACING 0.100M

SP
A

C
IN

G
 0

.1
0

0
M

1.200M

0.
60

0M

MINIMUM SPACING 0.025M

MAXIMUM SPACING 0.150M

M
A

X
IM

U
M

 S
P

A
C

IN
G

 0
.1

5
0

M

M
IN

IM
U

M
 S

P
A

C
IN

G
 0

.0
25

M

SPACING 0.100M

SP
A

C
IN

G
 0

.1
0

0
M

1.200M

0.
60

0M

MINIMUM SPACING 0.025M

MAXIMUM SPACING 0.150M

M
A

X
IM

U
M

 S
P

A
C

IN
G

 0
.1

5
0

M

M
IN

IM
U

M
 S

P
A

C
IN

G
 0

.0
25

M

SPACING 0.100M

SP
A

C
IN

G
 0

.1
0

0
M

1.200M

0.
60

0M

MINIMUM SPACING 0.025M

MAXIMUM SPACING 0.150M

M
A

X
IM

U
M

 S
P

A
C

IN
G

 0
.1

5
0

M

M
IN

IM
U

M
 S

P
A

C
IN

G
 0

.0
25

M

SPACING 0.100M

SP
A

C
IN

G
 0

.1
0

0
M

1.200M

0.
60

0M

MINIMUM SPACING 0.025M

MAXIMUM SPACING 0.150M

M
A

X
IM

U
M

 S
P

A
C

IN
G

 0
.1

5
0

M

2-Buxus sempervirens

Landscape Area-East Garden-20.784 sq m
50%-PGre-Pachysandra terminalis 'Green Carpet'
25%-H Aur-Hakonechloa macra 'Aureola'
25%-Lmus-Liriope muscari

6.5m

6-Prunus laurocerasus 'Otto Luyken'

Hardscape-Pavers 
Main Area: 3.728 sq m
Border Area: 3.479 sq m

Hardscape-Pavers 
Main Area: 3.794 sq m
Border Area: 3.512 sq m

Hardscape-Concrete 
Main Area: 3.050 sq m

1.52m

Side Setback

6-Trachelospermum jasminoides

Utility Pole
Catch Basin

Line of overhang above

Landscape Area-Grass Grid/Seeded-2.400 sq m

1-Carpinus betulus

Landscape Area-Grass Grid/Seeded-4.470 sq m

Landscape Area-Grass Grid/Seeded-1.389 sq m

Landscape Area-Grass Grid/Seeded-4.539 sq m

Landscape Area-Grass Grid/Seeded-1.241 sq m

1m1m
Sidewalk- Centre Walkline

Gutter Line

Statutory Right of Way

Water Meter

Sidewalk Sidewalk

Hardscape-Concrete 
Main Area: 14.880 sq m

Hardscape-Concrete 
Main Area: 3.041 sq m

6m

re
q'

d 
se

tb
ac

k 
of

 s
ec

ur
ity

 g
at

e

2m

fro
nt

 y
ar

d 
se

tb
ac

k

1.
22

m

R
eq

'd
 S

R
W

3.64m

Driveway

.4
5m

6-Prunus laurocerasus 'Otto Luyken'
5-Buxus sempervirens

Landscape Plan
Scale: 1:1001

953 Balmoral / Tree Management
Image ID Botanical Name Common Name Origin Average 

Spread Height Height First 
Branch DBH No. of 

Stems Condition SULE Significance Action Form Structure Vigour Date 
Assessed Location Notes

NT01 Aesculus hippocastanum Horse Chestneut Exotic 13 10 2 0.995 1 Good Long (40 + yrs) Highly Significant work required
Retain - Arborist 

Not Set Good Good January 19, 2018 959 Balmoral Adjacent to 953 Balmoral East perimenterTalbot Mackenzie & Associates Tree Preservation Plan-Recomondations to be implemented.
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11
9 - ONE BEDROOM, 2 - TWO BEDROOM

559.3m2
47.1 m2

2

5.16m
WEST  |  3.64m
EAST |  1.52m

10.85m
2.0m

Class 1 - 16  |  Class 2 - 6
5
4

12.19m

929.5 \ 671.5 = 1.38 : 1
ZERO

671.5 m2

NEW ZONE

R-2 (TWO FAMILY DWELLING DISTRICT)

Average Existing Grade Calculation: 27.5 + 27.6 + 26.5 + 26.7 = 108.3 / 4 = 27.0 average existing grade
Proposed Average Grade: 27 + 27 + 27 + 27 = 108 / 4 = 27m average propsed grade

929.5 m2

288.8 / 671.5 = 43%
103 / 671.5 = 15.3%

Landscape Area-Green Roof Module-8.000 sq m

Landscape Area-Green Roof Module South-12.471 sq m

Roof Plan
Scale: 1:1002

Landscape Area
Image Area Name Area Percent Qty Latin Name Common Name Scheduled Size Rate/Spacing Comments

0 4 55.295 3 312 3 3 3 7 0

0 50 208 Pachysandra terminalis 'Green Carpet' Green Carpet Japanese Spurge 4" 20 Plants/sq m 0

0 25 52 Liriope muscari Big Blue Lily Turf 6" 10 Plants/sq m 0

0 25 52 Hakonechloa macra 'Aureola' Golden Japanese Forest Grass 1Gal 10 Plants/sq m 0

Landscape Area-Green Roof Module South 12.471 0 0 0

Landscape Area-Green Roof Module 8 0 0 0

Landscape Area-Grass Grid/Seeded 14.04 0 0 0

Landscape Area-East Garden 20.784 0 0 0

Sleeve

General Notes
1. All Work shall be equall in all respects to good construction practices and shall 

conform to current Zoning, ByLaws and Regulations pertaining to the Governing 
Authority having juridiction and the British Columbia Building Code 2012, 
(BCBC 2012).

2. All materials, finishes, manufactured items, and equipment shall be installed in 
full accordance with the supplier's or manufacturer's written recommendations and 
instructions of these documents, whichever is more stringent.

3. Engineering shall be required for several aspects of the work on this project.  
Engineering specifications shall take precedence.

4. All layouts should be confirmed by a registered B.C. Land Surveyor.  All Setbacks 
shall be confimed by Owner/Builder and any modifications are to made on site.
Conformity of these plans to the actual site is the respomsibilty of the 
Owner/Builder.

5. Tree -Protected -  All work shall be conducted in such manner not to compromise 
the health or vigour of any protected tree.
Work shall be conducted as per the Arborist Guidelines. 
All excavation with in the Critical Root Zone  (CRZ) will be conducted with an air 
spade or as instructed by an arborist.

Softscape and Tree Retention
1. Boulevard Tree subject to the City of Victoria Schedule C Supplemental 

Specifications for Street Trees and Irrigation / Victoria Subdivision and 
Development Servicing.  Boulevard Tree shall be planted a minimum distance 
of 0.45m from a municipal sidewalk or road.  Root guard shall be installed.  All 
work shall be subject to inspections and comply with the City of Victoria 
Supplementary Specifications for Sstreet Trees and Irrigation Schedule C.

2. Boulevard shall be planted with turf subject to the approval.
3. Recommend that the Irrigation System be designed by a Certified Irrigation 

Designer, and installed as per the Certified Irrigation Design.  The Contractor 
installing the Irrigation System should be certified and install the specified 
system.  The system should have a rain sensor with a Solar Sync and Rain Shut 
off as part of the intigrated  controller system to ensure optimum controlled 
watering.

4. Landscape Areas have been created for the purpose of planting.  The Areas will 
be planting using Plant Material based on percentages allocated and at a density 
per area.   The Plant material is accounted for in the Planting Schedule.

5. Mulch should be applied to a depth of approximately 5cm.
6. The burlap shall be removed.  All tie material shall be removed.
7. Designer  may substitute plant material as required.  Substituation of plant stock 

may be necessary due to the availabilty, size, condition or designer preference at 
any time during the planning or implementation process of the project.  The 
substitution of plant material shall comply with the  intent and spirt of the 
conceptual design.

8. Excavation of the subgrade below the rootball of a tree shall be kept to a 
minimun to prevent settling.  The root ball shoud be set at a depth conducive to 
the finished grade.

9. The Contractor is responsible for the health and vigor of the plant material and 
provide adaquate protection while the material is on site.  Store plant material in 
the shade and provide water as required.

10. The placement of plant material on site may vary from the planting plan and 
schedule.  The arrangement of plant material shall be determined at the tme of 
planting and shall be configured as a best fit.  Changes may occur to the 
placement  of plant material due to variations of teh plant material, site 
conditions or as a result of planting stock substitutions.

11. All planting stock shall be planted in growing medium as required ensuring 
adaquate depth.

12. All planting material shall be acquired from Certified Horticultural Suppliers.
13. All planting stock shall be plantedin growing medium as required ensuring 

adaquae depth.
14. Preparing Roots:  All container stock shall have the roots checked for girdling 

and loosed as required prior to planting.
15. All container stock shall have the roots checked for girdling and loosed as 

required prior to planting.
16. All trees and shrubs shall be stacked and tied at the time of planting if required.
17. All stock shall be checked to ensure good condition prior to planting.  Any stock 

indicating poor condition, health or vigour shall not be planted and reported to 
Supervisor and Designer.

18. The Designer may substitute stock as required and as a result of availability, 
stock conditions, size requirements or other constraints.  Substitutions made by 
the designer shall be in context and consistent with the intent of the plan.

19. The soil used for the Green Roof shall be 1 part 3/8" lava stone and 4 parts 
planting medium as specified.

20. All planting material shall be acquired from Certified Horticultural Suppliers.
Planting Medium-Landscape
Percentage of Dry Weight of Total Growing Medium
Coarse Gravel-              19-40 ml -  0-  3%
All Gravel        -                3-19 ml -  0-10%
Sand               -                             30 -70%
Silt                   -           <0.002 ml  15-50%
Clay                  -          <0.002 ml 15-30 %
Clay and Sand Combined / Maximum  60%
Organic Content Coastal                2-10 %
Acidity PH                                      4.5 - 7.0

21. Structural soil composite shall be composed of growing medium and clear crush 
granular components in accordance with the following recommended base ratio 
of materials. Ensure sufficient moisture (25% to 75% of field capacity) to 
provide a homogeneous mixture with consistent properties throughout the 
composite soil. Peat moss shall not be used in the preparation of structural soil. 
Soil Component 
Proportion by Weight 
Growing medium 
15% to 20% dry weight 
Clear Crush (25mm to 75mm clear crush 
80% to 85% dry weight 
Hydrogel/Stabilizer* 
0.01% to 0.02%
*Hydrogel/Stabilizer is applied as a soil tackifier to ensure even distribution and 
blending of the component materials. Refer to manufacturer specifications for 
appropriate mixing proportions. 
Growing medium properties for use as a component in structural soil shall 
conform to Topsoil and Grading (32 91 21 MMCD 2009 Supplemental). 
Clear crush gravel properties for use as a component in structural soil shall 
conform to Aggregates and Granular Materials (31 05 17 MMCD 2009) 
specifications. Gravel graduation shall consist of 25mm to 75mm clear crush 
washed rock free of any foreign elements or materials. 
Structural soil installation shall conform to Excavating, Trenching and 
Backfilling (31 23 01 MMCD 2009) specifications. 

22. DeepRoot UB 24-2 shall be installed as per manufacturer's specifications.
23. All Landscape work shall comply with the latest edition of the Bc Landscape 

Standard.
24. Tree -Protected -  All work shall be conducted in such manner not to 

compromise the health or vigour of any protected tree.  Work shall be conducted 
as per the Arborist Guidelines.   All excavation with in the Critical Root Zone  
(CRZ) will be conducted with an air spade or as instructed by an arborist.

Module Green Roof

Module Green Roof

Silva Cell

Plant List
Image ID Qty Latin Name Common Name Scheduled Size Remarks

Bsem 7 Buxus sempervirens Common Boxwood B&B, 3'

Cbet 1 Carpinus betulus European Hornbeam Caliper 6cm / Standard 6' First Branch Subject to City of Victoria Arborist approval

H Aur 52 Hakonechloa macra 'Aureola' Golden Japanese Forest Grass 1Gal

Lmus 52 Liriope muscari Big Blue Lily Turf 6"

PGre 208 Pachysandra terminalis 'Green Carpet' Green Carpet Japanese Spurge 4"

PruOtt 12 Prunus laurocerasus 'Otto Luyken' Otto Luyken English Laurel 7 gal

Tja 7 Trachelospermum jasminoides Star Jasmine 7gal

Prunus laurocerasus "Otto Luyken"

Trachelospermum jasinoides Madison"

Carpinus betulus "Frans Fontaine"

Buxus semperivens "Green Tower"

Pachysandra terminalis "GreenCarpet"

Hakonechloa macra "Aurela"

Lirope muscari  "Big Blue"

https://www.monrovia.com/plant-catalog/plants/2018/otto-luyken-english-laurel/
https://www.monrovia.com/plant-catalog/plants/367/madison-star-jasmine/
http://www.greatplantpicks.org/plantlists/view/296
https://www.monrovia.com/plant-catalog/plants/408/green-tower-boxwood/
https://www.monrovia.com/plant-catalog/plants/4644/pachysandra/
https://www.monrovia.com/plant-catalog/plants/1206/all-gold-japanese-forest-grass/
https://www.monrovia.com/plant-catalog/plants/2468/big-blue-lilyturf/
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Errors and Omissions:
             
Designer:  Will not be responsible for the costs incurred to owner or 
Contractor(s) through errors or omissions on plans or drawing 
specifications after building perimt(s) are issued, contracts or aggreements 
to commence work are made.

Contractor:  Do not scale drawing.  The contractor / owner shall check all 
dimensions and aspects of this plan, and make work(s) agreement prior to 
construction.  Notify the designer of any discrepancies before work 
commences.  All materials and workmanship to meet the requirements of 
the current issue of the British Columbia Building Code 2012, Municipal 
By-Laws.  Read Plan in conjunction with any Professional Engineering 
Drawings or Reports, Geotechnical Drawings or Reports or Legal Surveys 
and other related documents.

This drawing is the intelectual property of the designer and is to be used 
exclusively for the project drawn.  Any
reproduction in whole, or in part, shall only be permitted with the written 
consent and authorization from Larry Myers of Alfresco Living Design.

All work shall comply with the British Columbia Building Code 2012 and 
all Municipal By-Laws. 
All Window , Doors and Skylights shall comply with BCBC 2012 Part 9.
Conform to all  Fire and Life provisions  of the BCBC 2012,
Part 9.
Locate and Install all Smoke Detectors in accordance with 
BCBC Part 9.

Alfresco

Living Design

Larry Myers
Alfresco Living Design

79-850 Parklands Drive, Victoria, BC, V9A 7L9
alfrescolivingdesign@icloud.com

250-893-5802
exteriors          landscapes          environments

alfrescolivingdesign.ca
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