
 

 

 

RFP RECEIPT FORM 

 

The RFP Documents for the Request For Proposals for the Acquisition and Development of a Mixed Use 

Development Site in the Heart of Esquimalt’s Town Centre are being distributed online via the BC Bid website.  

Interested parties are strongly encouraged to complete and return this RFP Receipt Form to be notified of 

Addenda and any updates regarding this RFP and to check the BC Bid website for Addenda.  If you do not 

complete and return this RFP Receipt Form, The Corporation of the Township of Esquimalt and its 

consultants have no way to contact you regarding this RFP to alert you to any Addenda. 

 

To receive notice of Addenda and updates to the RFP, please complete and return this form:  

 

1. Please provide the following information: 

CONTACT NAME:  

COMPANY NAME:  

ADDRESS:  

  

TELEPHONE:  

E-MAIL:  

 

2. Please sign and date this form:  
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DATE:  

 

3. Please return this form by email to:   

Nicole Olenick, Coriolis Consulting Corp. 

Email:  nolenick@coriolis.ca 



 
 

 

 

 

 

 

 

 

 

  

Issued by:   

                          

 

 

Issued on:  
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Proposals are due by 1:00pm Pacific Time on  
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1.0 Introduction 

This proposal call invites developers to submit a 

Proposal to acquire and develop an attractive 

mixed use, high density development Site in the 

heart of the oceanfront community of Esquimalt in 

the Victoria area.  

The Corporation of the Township of Esquimalt (the 

“Township”) has assembled the development Site 

and wants it to be developed with a mixed use, 

high density, urban development project that will 

help strengthen the Town Centre and catalyze 

further development in the area.   

In May 2015, the Township issued a Request for 

Expressions of Interest (“RFEI”) to determine 

whether there was sufficient interest in this 

development opportunity to proceed with a 

disposition process. There was strong interest 

from a variety of parties, so the Township has now 

issued this Request For Proposals (“RFP”). The 

RFP is open for any party to submit a Proposal, 

regardless of whether or not the party submitted 

an Expression of Interest.  

 

 

 
 

 

The Township has retained Coriolis Consulting 

Corp. to manage the RFP process.  All enquiries 

about the RFP should be directed to the Contact 

Person named in Section 2.0 of this document. 

This document contains information about the 

development opportunity, the Site, the Township’s 

objectives for the development of the Site, 

proposed business terms for the acquisition and 

development of the Site, terms and conditions for 

this RFP, instructions for submitting a Proposal, 

and information about the process that will be used 

to evaluate Proposals. 
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2.0 Definitions 

In this document, the following terms have the 

indicated meaning: 

1. “Contact Person” means the following person: 

Jay Wollenberg, Coriolis Consulting Corp. 
Email:   jay@coriolis.ca 

2. “Developer” means the developer that the 

Township selects, based on the evaluation of 

Proposals, to acquire (via purchase or lease) 

and develop the Site.  

3. “Proponent” means a party who submits a 

Proposal in accordance with this Request For 

Proposals. 

4. “Proposal” means a proposal to acquire and 

develop the Site in accordance with the terms 

of this Request For Proposals. 

5. “Proposal Due Date” means 1:00pm Pacific 

Time on Thursday, December 10, 2015.  

6. “Request For Expressions of Interest” or 

“RFEI” means the Township’s previous 

process for inviting developers to examine 

information about the Site and indicate 

whether they were interested in this 

development opportunity, in order to confirm 

that there was sufficient interest on the part of 

private developers prior to issuing this RFP.  

The RFEI was issued on May 8, 2015 and 

closed on June 3, 2015.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

7. “Request for Proposals” or “RFP” means the 

Township’s process for Proponents to submit 

Proposals to acquire and develop the Site 

described in the RFP Documents. 

8. “Request for Proposals Documents” or “RFP 

Documents” means this document, together 

with the attachments and any Addenda issued 

during the RFP process. 

9. “Site” means the lot of about 2.0 acres (PID 

029-349-311) that is described in this 

document and that the Township is making 

available for acquisition and development via 

this Request For Proposals. 

10. “Township” means the Corporation of the 

Township of Esquimalt.  

  



PAGE 4 

 
REQUEST FOR PROPOSALS: MIXED USE DEVELOPMENT SITE IN THE HEART OF ESQUIMALT 

 
  

3.0 Development Opportunity 

Overview  

Interested parties are invited to submit a Proposal 

to acquire and develop an attractive mixed use, 

high density urban development Site in the heart 

of the oceanfront community of Esquimalt, a town 

in the Victoria area with a wide range of amenities, 

a diverse economy, affordable housing, and a 

central location in the Capital Region. 

Esquimalt has a compact Town Centre area 

(called Esquimalt Village) that contains the 

municipal hall, public safety building for fire and 

police, public library, retail space, parks, and 

multifamily housing.  The Township has been 

working on a comprehensive plan to strengthen 

this Town Centre and make it a livelier 

concentration of entertainment, shopping, civic, 

recreational, and residential uses.   

As part of the strategy to add more vitality to the 

Esquimalt Village Town Centre, the Township has 

assembled a large redevelopment Site (about 

87,000 square feet) with spectacular ocean views 

that can accommodate a wide range of uses in a 

mixed use, high density, urban development. The 

Township is making this Site available to the 

private sector via this RFP for a high quality project 

that will inject new life into the core and help 

catalyze further developments.  

 

 

Preferred Uses 

The Township anticipates that the development 

program for the Site will include these uses: 

Residential: the Township wants to see a 

significant residential component, to add new 

population in the Town Centre.  Strata, rental, or a 

combination are acceptable. The Township is 

interested in the possibility of including an 

affordable housing component, using a 

mechanism such as market rental or below-market 

pricing, recognizing that this is subject to financial 

considerations and is likely to have an impact on 

the value that could be realized from the property. 

Retail: The Township wants to see street-oriented 

retail in the project, at least on the Esquimalt Road 

frontage, as well as restaurants and services that 

will enliven the area. 

Library: The Township wants the plan to include 

10,000 square feet of new Library space.  This 

space would be owned by the Township, either via 

a strata parcel or volumetric subdivision. This new 

Library space will replace the existing library area 

in the municipal hall, freeing up space for 

municipal use. The Library prefers ground floor 

space and prefers space that is visible and easily 

accessible, although the Township recognizes that 

using ground floor space for the Library may impact 

B
as

e 
im

ag
e 

fr
om

 G
oo

gl
e 

M
ap

s.
 



PAGE 5 

 
REQUEST FOR PROPOSALS: MIXED USE DEVELOPMENT SITE IN THE HEART OF ESQUIMALT 

 
  

the economics of the project.  lt may be possible 

to incorporate the Library space on the ground 

floor at the south end of a building facing Carlisle 

Avenue. The Developer would be responsible for 

constructing the 10,000 square feet of Library 

space on a turn-key basis and the costs of fit-out 

(e.g. furniture, AV, etc) would be the responsibility 

of the Township after it takes ownership of the 

space. In addition to the 10,000 square feet to be 

owned by the Township, the Library has indicated 

that it would be interested in up to 5,000 square 

feet of extra office space for administrative 

purposes. This extra space could either be owned 

by the Township or the Developer; in either case it 

would be leased to the Library.  Information about 

the Library’s space requirements is provided in 

Attachment 1.  

Justice Institute of BC (“JIBC”):  JIBC is Canada’s 

leading public safety educator, offering training in 

firefighting, emergency management, para-

medicine, policing, corrections, conflict resolution, 

and other areas. JIBC has a campus on Fort Street 

in downtown Victoria, but wants to create a new 

Victoria-area facility and is keenly interested in the 

Site. JIBC wants 21,000 square feet of office 

space and expects to pay market rent. Attachment 

2 contains information about JIBC’s space needs.  

JIBC’s current Victoria lease is up for renewal in 

the near future, so it is interested in being able to 

firm up its future plans during 2015. The Township 

strongly prefers that leasehold office space for 

JIBC be incorporated into the project, provided the 

Developer of the Site and JIBC can agree on lease 

terms. 

Office Uses: In addition to JIBC, there may be 

other potential office tenants. The federal 

government has expressed potential interest in 

space for navy-related functions and it is possible 

that the federal ship-building program will 

generate demand for office space near 

Esquimalt’s dry-dock facilities.  There may also be 

potential for local office uses such as 

medical/dental, accounting, realty, insurance, or 

high tech firms. The Township wants the 

development project to include office use, so as to 

help strengthen and diversify the local economy. 

Public Spaces/Public Art: The Township expects 

the project to include high quality, urban character 

open spaces that could include outdoor seating for 

food/beverage uses, meeting places, or venues 

for special events.  The Township also wants the 

project to include public art.  

Planning and Design Objectives 

The Township’s vision for Esquimalt Village is to 

create a lively mix of uses that provide residents 

with more interesting amenities and a stronger 

urban community core. 

Official Community Plan policies for the Town 

Centre include: 

1. Intensify commercial uses in Esquimalt Village 

in order to create a more vital, diverse, and 

attractive business area. 

2. Encourage high quality development that 

reinforces Esquimalt Village as the main 

commercial, civic, and recreational centre. 

3. Encourage higher density mixed commercial 

and residential projects. 

The Site is in a central location in the Town Centre, 

so it is expected to make a major contribution to 

the vitality of the core. The Township’s high level 

planning and design objectives for the 

development of the Site include: 

1. Strengthen the Town Centre as the social, 

economic, cultural, recreational, and civic 

heart of the community. 

2. Accommodate a mix of residential, 

commercial, and civic uses. 

3. Contribute to the strength and diversity of the 

local economy. 

4. Reinforce the role of Esquimalt Road as the 

main retail high street in the Township. 

5. Incorporate urban quality public open spaces 

that reflect and reinforce the role of this 

precinct as a civic centre and public gathering 

place. 

6. Achieve a quality of urban design and 

architecture that enhances the image of the 

area and sets a standard for future 

developments. 

7. Catalyze additional development in the area. 

8. Meet a very high standard of sustainability and 

green building design. 
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Key Development Parameters 

The Township anticipates an urban, high density, 

mixed use development on the Site. An OCP 

amendment, rezoning, and development permit 

will be needed. The Township anticipates the 

following key development parameters:  

Height: The maximum height will be determined 

during the approvals process for the Site but the 

Township is open to considering tall buildings in 

order to achieve a high quality, urban, high density 

mixed use development.   

Density: The Township anticipates an urban, high 

density project with final density to be determined 

during the approvals process for the Site. 

Parking: The Township does not have a hard 

requirement for the amount of parking to be 

provided in the project and is open to discussing 

an appropriate amount of parking based on what 

is needed to make the space and units in the 

project marketable and the redevelopment 

financially viable. Note that the Library has 

requested 40 parking stalls (see Attachment 1) but 

the Township recognizes that this may impact 

project economics. The 40 parking stalls 

requested by the Library should be considered a 

preference but not a mandatory requirement.  

 

 

 

 

 

 

 

 

Preliminary Concept 

The Township engaged a design team to produce 

some preliminary ideas and concepts for the 

development of the Site. These are not definitive 

nor binding and are not intended to constrain the 

creative exploration of development opportunities 

by interested parties.  The preliminary concept 

illustrated below is one possible option, but there 

is considerable flexibility with regard to layout.  
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4.0 Detailed Information 
about the Site  

Location  

Esquimalt is one of the municipalities in the Capital 

Regional District. It is immediately west of the City 

of Victoria and has an attractive oceanfront setting. 

The Site is located in the Esquimalt Village Town 

Centre and is adjacent to the municipal hall and a 

park. It has spectacular ocean views, particularly 

to the south, as the surrounding topography slopes 

down toward the Strait of Juan de Fuca. In the 

immediate vicinity are retail uses, large parks, a 

recreation centre, sports centre, and residential 

developments. 

The civic address and legal description are:  

Civic:  1235 Esquimalt Road, Esquimalt, BC. 

Legal: Lot 1, Section 11, Suburban Lot 40, 

Esquimalt District, Plan EPP32782.  

PID: 029-349-311 

Ownership and Title 

The Site is owned by the Corporation of the 

Township of Esquimalt. A copy of the title 

document is provided in Attachment 3.  

There are no encumbrances on title that constrain 

the Township’s ability to sell or lease the Site or 

allow development of the Site.  

The Site is one legal parcel but it was created via 

the amalgamation of three former lots, some of 

which were also previously created via the 

amalgamation or subdivision of former lots and/or 

from portions of closed roads. Therefore, some of 

the legal notations on the current title refer to 

former lots including the four easement 

appurtenants listed on the current title for the Site.   

For reference, Attachment 3 contains copies of the 

easement documents and former plans referred to 

in the easement documents.  

 
 

 

Site Size   

The Site has an area of about 0.809 hectares, 

which is equivalent to about 87,080 square feet or 

about 2.0 acres.  A Reference Plan and larger 

format version of an aerial photograph of the Site 

are provided in Attachment 4.  

Site Access  

The Site has frontage on Esquimalt Road (the 

main commercial street in the Town Centre), 

Carlisle Avenue, and Park Place. Esquimalt Road 

provides a direct link, via car and transit, to 

Downtown Victoria, UVIC, and other regional 

destinations.  

 

Existing Use 

The Site is currently mostly vacant, with some 

surface parking. There is a small municipal works 

building that the Township will demolish when 

required. 
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Significant Trees & Monuments 

There are two large oak trees on the Site that must 

be retained in the redevelopment project. The 

location of these trees is indicated with a red dot 

on the image below.  

 

There are also two existing historical monuments 

on the Site.  The monument marked with a “1” is 

called Sailor’s Walk.  The monument marked with 

a “2” is a memorial to the sinking of the HMCS 

Esquimalt. The Township prefers that the project 

retain these monuments in their existing locations, 

but is willing to consider a concept plan that 

involves relocating them on-site (although this is 

likely to be a sensitive issue in the community).  

 

 

 

 

Official Community Plan 

Designation 

The Site is currently designated Institutional in the 

OCP, reflecting its past use for civic purposes. As 

part of the approvals process for redevelopment, 

the OCP will need to be amended appropriately to 

allow mixed use.  

Town Centre Zoning 

The Site is currently zoned Town Centre. This 

zoning allows a wide variety of urban uses and 

currently has a height limit of 15 meters. However, 

the Township is open to considering taller 

buildings in order to achieve a high quality, urban, 

high density mixed use development.  

The current zoning does not specify a maximum 

density; the Township anticipates an urban, high 

density project, with final density determined 

during the approvals process for the Site.  

The current zoning has some constraints on 

residential use, including a minimum unit size and 

a requirement to include commercial space. The 

Township is willing to consider changing these 

requirements.   

Attachment 5 contains relevant excerpts from the 

Zoning Bylaw. 

Geotechnical 

The Township commissioned a geotechnical 

analysis of the Site in 2013.  A copy of the 

geotechnical report is provided in Attachment 6. 
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Contamination 

There is some minor contamination on the Site 

due to previous vehicle servicing and public works 

yard uses on the Site. The Township is preparing 

a remediation plan and expects to be able to 

deliver the Site to the Developer with a Certificate 

of Compliance.  Because development of the Site 

will involve excavation, which may be the 

appropriate means of removing some 

contaminants, the Township and Developer will 

collaborate on implementation of the remediation 

plan.  

Archaeology 

The Township has completed an archaeological 

assessment, which found no evidence of any 

archaeological resources on the Site.  Attachment 

7 contains the archaeology report.  

Services 

Full urban services are available to the Site in 

adjacent streets. 
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5.0 Proposed Framework 
for Business Terms  

Based on the evaluation of the Proposals 

received, the Township will select a preferred 

Proponent with whom it will enter into negotiations 

for the sale (or lease) and development of the Site. 

The Township is willing to consider selling the Site 

or leasing the Site on a long term basis. The 

Township is also willing to consider selling/leasing 

the entire Site at once or via a phased acquisition.  

As part of the negotiations, the Township and 

preferred Proponent will reach agreement on 

these fundamental business terms: 

 Whether the Developer will buy or lease the 

Site. 

 The amount to be paid by the Developer for 

the Site and the proposed payment schedule. 

 The development concept, including the mix of 

residential and commercial uses, the mix of 

affordable and market housing, the concept 

for the 10,000 square feet of dedicated Library 

space, whether any additional administrative 

space will be included for the Library and the 

concept if so, the concept for the Justice 

Institute of BC space, total floor area, total 

number of parking stalls, height, and density.   

 The amount (if any) to be paid by the 

Township to the Developer for the 10,000 

square feet of dedicated Library space.  The 

Township must have title to the 10,000 square 

feet of Library space described in this 

document, either via strata title or volumetric 

subdivision. The Township expects to pay for 

this Library space, presumably through 

reduced proceeds from the sale/lease of the 

Site or cash payment to the Developer.   

 The tenure and amount to be paid by the 

Township to the Developer (if applicable) for 

any extra space for the Library for 

administrative purposes. The Library may 

want up to 5,000 square feet of extra space for 

administrative purposes which could be  

 

 

 
owned by the Township (via a strata parcel or 

volumetric subdivision) or by the Developer 

and leased to the Library.  

 With the Justice Institute, agree on the lease 

term and rent.   

 The target schedule for commencement and 

completion of construction.  The Developer 

will be expected to commit to a reasonable 

schedule for commencement and completion 

of construction, possibly on a phased basis. 

The Township has no interest in selling the 

Site to a party that does not intend to proceed 

with development on a timely basis. 

 The conditions to be satisfied prior to 

completion of the sale (or commencement of 

the lease). 

Assuming the parties reach agreement on these 

fundamental project components, the Township 

anticipates that the parties will enter into binding 

Agreements with business terms along these 

lines: 

1. The parties will enter into a Purchase and Sale 

Agreement or long term Land Lease (likely 99 

years), which will specify the purchase price or 

prepaid lease amount, the timing of payments, 

and whether the Developer is paying for the 

entire Site at once or phasing the acquisition.   

2. The Purchase and Sale Agreement will be 

subject to the satisfaction of agreed-on 

conditions. The Township assumes these 

conditions will include: 

a. Completion of the Developer’s due 

diligence investigations. 

b. OCP amendment and rezoning as needed 

to approve the concept plan. 

c. Issuance of Development Permit.  

d. Execution by the Township and Developer 

of a Library Construction Agreement as 

described in point 3 below. 
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e. Confirmation that the Site is vacant and 

that a Certificate of Compliance is in place 

with regard to any contaminants of 

concern. 

f. Confirmation that the state of title of the 

Site is acceptable to the Developer. 

g. (Possibly) Completion of an agreement to 

lease between the Developer and Library 

for the extra administrative space or a 

Library Administrative Space Construction 

Agreement as described in point 4 below.  

h. Completion of an agreement to lease 

between the Developer and Justice 

Institute of BC, assuming the parties can 

agree on lease terms. 

3. The parties will enter into a Library 

Construction Agreement which will set out the 

responsibilities of the Developer regarding the 

construction of the 10,000 square feet of 

Library space to be owned by the Township 

(design, specifications, construction schedule 

and not-later-than completion date), the 

nature of the title that the Township will 

receive upon completion (a strata parcel or a 

volumetric subdivision), and provisions for 

security (such as bonding or irrevocable letter 

of credit) that ensures the successful 

completion of the Library space.   

4. (Possibly) The parties may also enter into a 

Library Administrative Space Construction 

Agreement if it is determined that the 

Developer will build the extra administrative 

space for the Library and that the Township 

will own the space and lease it to the Library.  

5. The purchase price (or lease payment) for the 

land to be paid by the Developer and the 

Library cost to be paid by the Township will be 

reconciled to produce a net payment due to 

one party or the other as appropriate.  If the 

land payment is greater than the Library cost, 

then the Developer will pay the difference to 

the Township. If the Library cost is greater 

than the land payment, then the Township will 

pay the difference to the Developer. 

6. The Developer will take the lead in obtaining 

OCP amendment, rezoning, and 

Development Permit for the project.   

7. Upon satisfaction of the conditions, the 

Developer will take title to the Site (or the lease 

will commence). 

8. At the transfer date, the Site will be vacant and 

will have a Certificate of Compliance with 

regard to addressing any contaminants of 

concern on the Site. 
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6.0 Terms and Conditions 
for this RFP  

This Request For Proposals is governed by the 

following terms and conditions: 

1. RFP Receipt Form: In order to receive 

notification of any Addenda, announcements, 

or other information pertaining to this RFP, 

any interested party should complete and 

return the RFP Receipt Form at the front of this 

document.  

2. Communications: Any questions regarding 

this RFP should be sent in writing via email to 

the Contact Person by 5:00pm on Thursday, 

December 3, 2015.  The Contact Person will 

respond in writing.  

Any oral explanation, interpretation, 

information, or clarification that may be 

communicated to a Proponent by the 

Township or any respective agents or 

employees or the Township’s consultants 

should not be relied upon by any Proponent 

and shall not bind the Township in this RFP.  

Should a party find discrepancies in, or 

omissions from, the RFP Documents or 

should a party be in doubt as to the meaning 

of a specification in the RFP Documents, the 

party should notify the Contact Person and, if 

it is agreed that clarification is needed, the 

Township and its consultants will issue a 

written Addenda.   

Proponents are requested to not contact 

the Library or Justice Institute of BC.  Any 

questions about these elements should be 

directed to the Contact Person.  

3. No obligation to have participated in the 

Request For Expressions of Interest:  All 

interested parties are invited to submit a 

Proposal in response to this RFP.  

Participation in this RFP is not limited to 

parties who submitted an Expression of 

Interest.  Parties who submitted an Expression 

of Interest may (but are not obliged to) submit 

a Proposal.  

4. The Township’s rights and discretions:  

Notwithstanding any other provision in this 

RFP or any industry practice or custom, the  

 

 

 

 
 

Township may, in its sole and absolute 

discretion:  

a) Reject or consider Proposals which do not 

comply with a requirement or procedure 

as contained in the RFP Documents. 

b) In the case of a Proposal which has 

ambiguities, inconsistencies, errors, or 

missing elements, either reject such 

Proposal or give the Proponent an 

opportunity to clarify as appropriate. 

c) Waive any defect in any Proposal without 

an obligation to waive the same defect in 

another Proposal. 

d) Request from any Proponent(s) 

clarification regarding the content of the 

Proposal(s). 

e) Request additional information from 

Proponents.  

f) Verify with any Proponent or with third 

parties information contained in a 

Proposal. 

g) Check references for a Proponent, 

regardless of whether such references are 

named in the Proposal. 

h) Reject any Proposal from any Proponent 

who has provided inaccurate or 

misleading information. 

i) Make changes to the RFP Documents or 

the RFP, including modifying any terms or 

wording in the RFP Documents, provided 

that such changes are implemented by 

way of Addenda to the RFP Documents.   

j) Cancel this RFP at any time.  In the event 

of cancellation, the Township reserves the 

right to subsequently initiate a new 

Request For Proposals, to enter into direct 

negotiations with any party for the 

acquisition and development of the Site, 

or to not proceed further with the 

disposition until some future date. 

k) Negotiate the terms of any Proposal(s). 

l) Enter into direct negotiations with any 

Proponent(s) at any time. 
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m) Not accept the highest price or highest 

rent Proposal. The Township’s evaluation 

of Proposals will take into consideration a 

variety of factors.  The Township reserves 

the right to accept the Proposal that, in the 

Township’s opinion, is the optimal 

Proposal taking all factors into 

consideration.  

n) Not select any Proposal received in 

response to this RFP (even if it is the only 

Proposal received), if no Proposal is 

regarded as acceptable by the Township. 

5. Expenses:  Any costs incurred by a party or 

Proponent in inspecting the Site, reviewing 

information about the Site and the RFP, 

preparing and submitting a Proposal, or any 

discussions or negotiations with the Township 

must be borne solely by the party or 

Proponent.  The Township is not responsible 

for any costs incurred by any party or 

Proponent. 

6. No commissions: The Township will not pay 

any commission to any Proponent or any 

agent acting on behalf a Proponent in 

connection with this sale or lease transaction.  

Any agent working with or for an interested 

party is assumed to be compensated by the 

Proponent. 

7. Confidentiality of information: 

a) Information provided to a Proponent by 

the Township and/or its consultants during 

or in connection with this RFP and any 

resulting agreement(s) or contract(s) is 

confidential and shall not be disclosed 

without the prior written approval of the 

Township.  

b) It is understood and agreed between the 

Proponent and the Township that the 

reciprocal obligations of confidentiality 

contained in this document will remain in 

force and will continue to bind the parties, 

notwithstanding the completion, 

suspension, or termination of this RFP. 

c) It is understood and agreed between the 

Proponent and the Township that any 

party who wishes to make a public 

announcement of any kind relating to this 

RFP or dealings with the Township in 

connection with this RFP must first seek 

the prior written approval of the Township 

by providing to the Township, no less than 

7 days prior to the public announcement, 

a final copy of any and all proposed press 

releases, advertising materials, 

sales/promotional materials, or other 

announcement materials.  

d) The Township does not intend to make 

public the list of parties who submit 

Proposals. However, the Township 

cannot guarantee the confidentiality of 

parties who elect to submit. 

8. Proposals are revocable:  Proposals will be 

revocable prior to and after the Proposal Due 

Date. A Proponent wishing to revoke its 

Proposal is asked to put a request in writing to 

the Contact Person. 

9. No obligation to sell or lease and no contract 

created, intended, or implied by the RFP:  

Parties are advised that the receipt of a 

Proposal or Proposals does not in any way 

bind the Township to sell or lease the Site.  No 

contractual relationship of any kind will exist 

between the Township and any party or 

Proponent unless and until binding 

Agreements have been executed between a 

Proponent and the Township. 

10. No lobbying:  From the date on which the RFP 

commences until the RFP is terminated, 

parties and Proponents (including any agents, 

consultants, or representatives) must not 

communicate with staff or Council members of 

the Township, directly or indirectly, about the 

RFP except in writing via the Contact Person. 

11. Publicity:  Proponents are requested to not 

issue any news release or other public 

announcement that discloses details of their 

Proposals without the prior written consent of 

the Township. 

12. Liability for errors:  While the Township and its 

consultants have used considerable effort to 

ensure an accurate representation of 

information in the RFP Documents, the 

information contained in the RFP Documents 

is supplied solely as a guideline.  The 

information is not guaranteed or warranted to 

be accurate by the Township or its 

consultants, nor is it necessarily 

comprehensive or exhaustive.  Nothing in the 
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RFP Documents is intended to relieve parties 

from forming their own opinions and 

conclusions with respect to the matters 

addressed in the RFP. 

13. No representations or warranties:  The 

Township and its consultants make no 

representations or warranties regarding the 

suitability or condition of the Site for any 

intended use. 

14. Limitation of liability: 

a) In consideration of the Township’s receipt 

of a Proposal, a Proponent’s opportunity 

(if selected by the Township) to enter into 

negotiations with the Township leading to 

agreement(s) and/or contract(s) as 

provided in the RFP Documents, and 

other good and valuable consideration 

(the receipt and sufficiency of which is 

hereby acknowledged), the Proponent 

hereby remises, releases, and forever 

discharges the Township, its employees, 

agents, and consultants (the “Releasees”) 

of and from any and all manner of actions, 

causes of action, suits, contracts, claims, 

damages, costs, and expenses of any 

nature or kind whatsoever whether arising 

at law, in contract or in tort, or under any 

statue or the breach of any other legal or 

equitable duty or duties that may be owed 

to a Proponent by one or more of the 

Releasees, or otherwise, which, as 

against the Releasees or any of them, the 

Proponent ever has, now has, or at any 

time in the future can, shall, or may have, 

by reason of or arising directly or indirectly 

out of: 

i. The issuance of the RFP Documents 

or the response, if any, of the 

Proponent thereto;  

ii. The termination of this RFP;  

iii. Any act or omission by the Releasees 

or any of them in the exercise of any 

right or discretion under the terms and 

conditions of the RFP Documents;  

iv. Any act, omission, decision, or step 

taken by the Releasees or any of 

them relating to or arising out of this 

RFP including but not limited to the 

receipt, consideration, evaluation, or 

rejection of any or all Proposals, 

negotiations with a Proponent or 

Proponents, or entering into any 

agreement(s) or contract(s).  

b) In the event that Section 14a or any part 

thereof is held or determined to be invalid 

or legally unenforceable and the 

Township or any of its employees, agents, 

or consultants incur any liability to a 

Proponent in respect of those matters 

referred to in Section 14a, then the 

Proponent agrees that the maximum 

aggregate liability of the Township, its 

employees, agents, and consultants to the 

Proponent shall be limited to the 

reasonable actual costs incurred by the 

Proponent in the preparation and 

submission of its Proposal.  

15. Proposals become the property of the 

Township: All submitted Proposals in 

response to this RFP become the property of 

the Township. The Township reserves the 

right to make copies of Proposals for use in 

the evaluation process. After completion of the 

RFP, the Township will not return Proposals 

and reserves the right to retain or dispose of 

them. 

16. Freedom of Information and Protection of 

Privacy Act (FOIPP Act):  As the property of 

the Township, Proposals will be considered 

government records, which are public 

documents and subject to the Freedom of 

Information and Protection of Privacy Act.  

However, the Township acknowledges that 

each Proposal may contain commercial 

information that could cause potential 

economic harm to a Proponent’s business 

interests.  Each Proponent should clearly 

identify parts of its Proposal that it considers 

confidential to clearly establish its 

expectations toward the Proposal, recognizing 

that the Township may, however, not be able 

to meet these expectations in every instance. 

17. Use of the RFP Documents:  The RFP 

Documents, or any portion thereof, may not be 

used for any purpose other than the 

submission of Proposals. 
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7.0 Required Content and 
Procedures for 
Submitting a Proposal 

Content of Proposals 

Proposals should contain the following: 

1. Contact information for the Proponent. 

2. Identification of the individual who has the 

authority to negotiate on behalf of the 

Proponent. 

3. Evidence of the Proponent’s experience with 

the completion of urban developments of 

comparable scale to this project. 

4. Evidence of the Proponent’s financial 

capability to take on a project of this scale, 

such as a letter of recommendation from a 

major financial institution. 

5. Preference to buy or lease the Site. 

6. Proposed main financial terms: 

a. Purchase price (or prepaid rent for long 

term lease) for the land and proposed 

payment schedule. 

b. Cost of the 10,000 square feet of Library 

space to be owned by the Township via a 

strata title or volumetric subdivision.  

c. Net difference due to the Township or 

Developer. 

d. Confirmation of whether the Proponent 

intends to include the extra 5,000 square 

feet of administrative space for the Library 

and, if so, the proposed terms (i.e. 

whether the space will be owned by the 

Township or Developer, cost if to be 

owned by the Township or proposed lease 

terms if to leased by the Developer to the 

Library), and impact on the net difference 

due to the Township or Developer. 

e. Confirmation that the Proponent intends 

to include the Justice Institute in the 

project and the proposed lease terms for 

the Justice Institute space. 

 

 

 

 

 

 

7. Proposed concept plan. The Proposal does 

not have to include a 3D model or detailed 

renderings, but the Proposal should include a 

site plan, sections, and elevation drawings 

that show building height, public open spaces, 

general architectural character and massing, 

and location of uses within the project.  The 

concept plan should clearly show the location 

of the 10,000 square feet of Library space to 

be owned by the Township, the additional 

administrative space of up to 5,000 square 

feet for the Library if applicable (to be owned 

by the Township or Developer), and the 

Justice Institute space.  

8. Development statistics including gross floor 

area by use and total parking count.   

9. The proposed mix of affordable and market 

housing.  

10. Proposed public art to be included in the 

project.  

11. Confirmation of whether the proposed concept 

includes retaining the two existing large oak 

trees and whether the concept proposes to 

retain the existing historic monuments in their 

present location or seeks to relocate them on-

site. 

12. Proposed development schedule. 

13. Any conditions precedent in favour of the 

Proponent to be satisfied before entering into 

sale or lease agreements.  
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Submission of Proposals 

1. Proponents should submit 5 hard copies plus 

1 electronic (PDF) copy of their Proposal on a 

flash drive or CD.  

2. Proposals should be on 8.5” by 11” paper.  

3. Proposals must be in English.  

4. Proposals must be submitted in a sealed 

envelope which should be marked clearly on 

the outside: “Proposal for Esquimalt Village 

Mixed Use Development Site”. 

5. Proposals must be submitted by the Proposal 

Due Date, which is 1:00 pm on Thursday, 

December 10, 2015.  Each Proponent is solely 

responsible for ensuring that its Proposal is 

received by the Proposal Due Date.  

Proponents may phone Coriolis Consulting 

Corp. at 604-682-9714 to confirm receipt of 

their Proposal.  

6. Proposals must be submitted to: 

Jay Wollenberg 

Coriolis Consulting Corp. 

1505 – 1130 West Pender Street 

Vancouver, BC  V6E 4A4 

Phone:  604-682-9714 
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8.0 Evaluation of Proposals 
 

The Township’s top priority is to achieve a high 

quality, mixed use urban development that 

includes the preferred range of uses, provides 

attractive public open space, includes public art, 

provides Library space that is reasonably priced 

and consistent with the Township’s requirements, 

and that will help energize the Town Centre. The 

Township expects reasonable value for its land, 

but also realizes that some components of the 

concept (e.g. public open space, affordable 

housing, or a high standard of green building 

performance) will impact the value of the land. 

Revenue from the disposition of the Site is not the 

most important consideration. 

Accordingly, the Township will evaluate Proposals 

in a four stage process. 

Stage 1:  Evaluation of Proponent Experience and 

Capability 

The Township will review the evidence of project 

experience and financial capability.  Based on this 

review, the Township may reject the Proposal of 

any Proponent that does not appear to have the 

wherewithal to take on a project of this size and 

complexity. 

Stage 2: Evaluation of the Proposed Concept Plan 

The Township will evaluate Proposals with regard 

to: 

 The proposed mix of uses. 

 The overall height, density, and architectural 

character. 

 The location and design of the Library space. 

 The location and design of the Justice Institute 

of BC space.  

 The public open space elements. 

 Provision for affordable housing. 

 Green building and sustainability elements. 

 Public art. 

 Treatment of the two existing large oak trees 

and two existing historic monuments.  

 

 

Based on the evaluation of the proposed concept 

plans, the Township will divide the Proposals into 

three groups: 

 Group 1: Proposals that meet the Township’s 

planning and development objectives for the 

project. 

 Group 2: Proposals that meet most of the 

Township’s planning and objectives but that 

have some deficiencies.  

 Group 3: Proposals that clearly do not meet 

the Township’s planning and development 

objectives and are clearly not acceptable.  

These Proponents will be advised immediately 

that the Township will not consider their 

Proposals further. 

Stage 3: Financial Evaluation 

The Township will evaluate the proposed main 

business terms of the Proposals in Group 1. The 

key terms will be offered price for the land, 

proposed payment schedule, proposed cost of the 

Library space, and proposed construction timing. 

Based on this review, the Township will either 

select a preferred Proponent or will select a short 

list.  If the Township selects a short list, it may 

conduct interviews with the short list and may 

enter into simultaneous negotiations to refine 

these Proposals to the point needed to select a 

preferred Proponent. 

If none of the Group 1 Proposals have acceptable 

business terms, the Township may contact one or 

more Proponents in Group 2 to explore the 

potential to modify the concept plan to more fully 

satisfy the Township’s objectives. 

Stage 4: Preferred Proponent 

The Township will select the preferred Proponent 

with whom it intends to enter into negotiations 

leading to agreement on the main business terms 

and then binding Agreements. Prior to entering 

into negotiations, the Township may require the 

preferred Proponent to provide more information 

to confirm its financial capability to take on a 

project of this scale. If the Township and the 

preferred Proponent cannot for any reason reach 

agreement, the Township may approach one or 

more other Proponents.  
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Attachment 1: Library Space Requirements 

 

Attached is a memo from the Greater Victoria Public Library describing its preferences for the Library space 

to be included in the development of the Site.  

Proponents should note the following:  

1. Dedicated Library Space:  The Library has indicated a strong preference for having the 10,000 square 

feet of dedicated library space on a single floor at ground level.  The Township recognizes that having 

the Library occupy ground floor space may impact the economics of the project, so it is willing to consider 

options where the 10,000 square feet may occupy ground floor space that does not have prime retail 

frontage (e.g. frontage along Carlisle rather than Esquimalt).  

2. Additional Library Administrative Space:  In addition to the 10,000 square feet of dedicated library space 

to be constructed by the Developer of the Site and owned by the Township (either via a strata parcel or 

volumetric subdivision), the Library has expressed possible interest in up to 5,000 square feet of 

additional space for administrative purposes and has suggested that this could be shared space with the 

Justice Institute of BC or other agencies. This extra space could be owned by the Developer and leased 

to the Library or it could be built by the Developer and owned by the Township (either via a strata parcel 

or volumetric subdivision) and leased by the Township to the Library.   

For the possible extra administrative space, the Library has indicated that Proponents can propose a 

“lease cost per square meter for standard commercial office space including a designated server room” 

for about 5,000 square feet of space and fit-up costs for “15 workstations, 25-30 linear feet of stand-up 

workbenches, a staging area to receive all library shipments…[and]…exterior secure parking for 2 cube 

vans.” As noted in the RFP, though, Proponents may propose to (a) include the administrative space for 

the Library, own it, and lease it to the Library or (b) include the administrative space for the Library but 

propose to transfer ownership to the Township who would then lease it to the Library.  

3. Library Parking:  The Library has indicated a preference for at least 40 parking stalls, but the Township 

recognizes that the amount of parking provided impacts the economics of the project.  Proponents should 

treat the 40 parking stalls as a preference but not a mandatory requirement.  
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Attachment 2: Justice Institute Space Requirements 
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Attachment 3: Title Documents 

 

This attachment includes a title search for the Site along with easement documents and plans that are 

referenced in the easement documents.  Proponents should note the following:  

1. There are 3 legal notations on the title for the Site which are related to easements:  

 Easement 172624G.  

 Easement 172625G. 

 Easement 172664G.  

These easements impose some restrictions on other properties to the benefit of part of the Site.  The 

restrictions had to do with an old reconstruction of Esquimalt Road and should be assumed by 

Proponents to have no impact on the Site.  The Township and the Developer may wish to extinguish 

these easements.  

2. There is also an easement listed under the Charges, Liens & Interests on the title for the Site (Easement 

ET44816).  This easement refers to the obligation of the Site to provide “in perpetuity…for the free and 

uninterrupted use of pedestrian and vehicular traffic” through the Site to the adjacent Municipal Hall site.  

Proponents should assume that the Township and the Developer will reach agreement on restricting this 

requirement for access consistent with a mutually agreed upon concept plan.  
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Title Search 
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Easement 172624G, Plan 2854, and Plan 292 
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Easement 172625G (Plans 2854 and 282 included with Easement 172624G)  
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Easement 172664G and Plan 195 (Plan 2854 included with Easement 172624G) 
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Easement ET44816 and Plan 18121 



PAGE 42 

 
REQUEST FOR PROPOSALS: MIXED USE DEVELOPMENT SITE IN THE HEART OF ESQUIMALT 

 
  



PAGE 43 

 
REQUEST FOR PROPOSALS: MIXED USE DEVELOPMENT SITE IN THE HEART OF ESQUIMALT 

 
  



PAGE 44 

 
REQUEST FOR PROPOSALS: MIXED USE DEVELOPMENT SITE IN THE HEART OF ESQUIMALT 

 
  



PAGE 45 

 
REQUEST FOR PROPOSALS: MIXED USE DEVELOPMENT SITE IN THE HEART OF ESQUIMALT 

 
  

 



PAGE 46 

 
REQUEST FOR PROPOSALS: MIXED USE DEVELOPMENT SITE IN THE HEART OF ESQUIMALT 

 
  

  



PAGE 47 

 
REQUEST FOR PROPOSALS: MIXED USE DEVELOPMENT SITE IN THE HEART OF ESQUIMALT 

 
  

Attachment 4: Reference Plan and Aerial Photograph 
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Attachment 5: Town Centre Zoning District  

The Site is zoned TC, which allows uses in the C-3 (Core Commercial), P-1 (Public/Institutional), and P-2 

(Parks and Open Space) zones.  

Attached are the regulations for the TC, C-3, P-1 and P-2 districts.  

 

 

 

  



PAGE 51 

 
REQUEST FOR PROPOSALS: MIXED USE DEVELOPMENT SITE IN THE HEART OF ESQUIMALT 

 
  



PAGE 52 

 
REQUEST FOR PROPOSALS: MIXED USE DEVELOPMENT SITE IN THE HEART OF ESQUIMALT 

 
  



PAGE 53 

 
REQUEST FOR PROPOSALS: MIXED USE DEVELOPMENT SITE IN THE HEART OF ESQUIMALT 

 
  



PAGE 54 

 
REQUEST FOR PROPOSALS: MIXED USE DEVELOPMENT SITE IN THE HEART OF ESQUIMALT 

 
  



PAGE 55 

 
REQUEST FOR PROPOSALS: MIXED USE DEVELOPMENT SITE IN THE HEART OF ESQUIMALT 

 
  



PAGE 56 

 
REQUEST FOR PROPOSALS: MIXED USE DEVELOPMENT SITE IN THE HEART OF ESQUIMALT 

 
  

  



PAGE 57 

 
REQUEST FOR PROPOSALS: MIXED USE DEVELOPMENT SITE IN THE HEART OF ESQUIMALT 

 
  

Attachment 6: Geotechnical Report  
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Attachment 7: Archaeology Report  
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