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

       APC Meeting: August 20, 2019 
 

STAFF REPORT 
 
DATE: 
 

August 15, 2019  

TO: 
 

Chair and Members of the Advisory Planning Commission 

FROM: 
 

Trevor Parkes, Senior Planner 
Bill Brown, Director of Development Services 
 

SUBJECT: 
 

Rezoning Application 
874 Fleming Street 
[PID 002-900-246  Lot B, Section 10, Esquimalt District Plan 25267] 

 
RECOMMENDATION: 
 
That the Esquimalt Advisory Planning Commission recommends that the application for 
Rezoning, authorizing a 21 metre [6 storey], 137 unit, multiple family residential, affordable 
rental, building sited in accordance with the Site Plan provided by Low Hammond Rowe 
Architects and incorporating height and massing consistent with the architectural plans provided 
by Low Hammond Rowe Architects both stamped “Received June 17, 2019”, detailing the 
development proposed to be located at 874 Fleming Street [PID 002-900-246, Lot B, Section 
10, Esquimalt District Plan 25267] be forwarded to Council with a recommendation to either 
approve, approve with conditions, or deny the application including reasons for the 
chosen recommendation. 
 
BACKGROUND:  
 
Purpose of the Application:  
 
The applicant is requesting for a change in zoning from the current RM-4 [Multiple Family 
Residential] to a Comprehensive Development District zone [CD]. This change is required to 
accommodate the proposed 6 storey, 137 unit, purpose built affordable rental, multiple family 
residential building including a 60 space parking garage and 7 surface parking stalls. 
 
Evaluation of this application should focus on issues related to zoning such as the 
proposed height, density, massing, proposed unit sizes, siting, setbacks, lot coverage, 
usable open space, parking, permitted uses, fit with the neighbourhood, and consistency 
with the overall direction contained within the Official Community Plan. 
 
This site is located within Development Permit Area No. 1 - Natural Environment, No. 6 – Multi-
Family Residential, No. 7 - Energy Conservation and Greenhouse Gas Reduction and No. 8 - 
Water Conservation of the Township’s Official Community Plan.  Should the rezoning be 
approved, a Development Permit would be considered for consistency against the guidelines of 
Development Permit Area No. 6 Multi-Family Residential. Furthermore, the form and character 
of the buildings, landscaping, and consistency with guidelines relating to natural environment 
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protection, energy conservation, greenhouse gas reduction, and water conservation would be 
controlled by a Development Permit that would be considered by Council at a future date as the 
proposed development is still situated within Development Permit Areas 1, 7 and 8. 
 
Context 
 
Applicant: Greater Victoria Housing Society [James Munro/ Carly Abrahams] 
 
Owners:  Greater Victoria Housing Society, Inc. No. S-0005025 
 
Property Size:   Metric:  3905 m2      Imperial:  42033 ft2 
 
Existing Land Use: Multiple Family Residential [Affordable Seniors Rental] 
 
Surrounding Land Uses: 
North:    Single Family Residential/ Vacant Land 
South:   Park/ Single Family Residential 
West:  Vacant land [Future Development Site] 
East:  Multiple Family Residential 
 
OCP Proposed Land Use Designation: Medium Density Residential [No change necessary] 
 
Existing Zoning: RM-4 [Multiple Family Residential] 
 
Proposed Zoning: CD [Comprehensive Development District] 
 
Official Community Plan 
 
The Official Community Plan Proposed Land Use Designation for the subject property is 
‘Medium Density Residential’, considering developments with a Floor Area Ratio of up to 2.0 
and up to six storeys in height.  The proposed development is consistent with the height of six 
storeys but has a Floor Area Ratio of 2.1.  Consistent with the direction contained within the 
Official Community Plan relating to density bonuses, the applicant is proposing to provide 
affordable rental and special needs housing for the benefit of the community.  
 
OCP Section 5.1 states a policy to ‘support the development of a variety of housing types and 
designs to meet the anticipated housing needs of residents. This may include non-market and 
market housing options that are designed to accommodate young and multi-generational 
families, the local workforce, as well as middle and high income households.’ 
 
OCP Section 5.1 also states a policy to ‘encourage the development of rental accommodation 
designed for a variety of demographic household types, including young families. 
 
OCP Section 5.3 Medium and High Density Residential Development states an objective to 
support compact, efficient medium density and high density residential development that 
integrates with existing proposed adjacent uses. 
 
As the proposed development has a floor area ratio of 2.1, it is inconsistent with the following 
policy: 

• Consider new medium density residential development proposals with a Floor Area 
Ratio of up to 2.0 and up to six storeys in height, in areas designated on the “Proposed 
Land Use Designation Map” 
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However, the following policies address the use of density bonus for this proposed development 
in order to achieve consistency with the Official Community Plan: 

• Consider, where appropriate, development proposals with densities greater than those 
set out in the OCP through density bonus of floor-space provided that the additional 
density result in the provision of community amenities deemed appropriate by Council 
for the benefit of the community.Recognize, for the purposes of density bonuses, 
“amenities” may include but are not limited to: 

1. Privately-owned, publicly-accessible open space; 
2. Public art; 
3. Contributions towards the enhancement of public recreation facilities; 
4. Contributions towards street and boulevard enhancements, including street 

furniture and decorative lighting; 
5. Building to a higher step of the BC Energy Step Code than required under the 

Building Bylaw; 
6. Group daycare and respite for children and adults; 
7. Preservation of heritage structures, features or assets; 
8. Affordable housing units; 
9. Special needs housing units; 
10. Community gardens; 
11. Enhanced green family play space for residents; 
12. Public space improvements supporting and surrounding transit stations; and 
13. Other as may be appropriate to the development proposal or surrounding 

community as deemed appropriate by Council. 
 
The applicant’s proposal is for the entire building to be affordable rental housing and the design 
includes seven (7) fully accessible units. 
 
Supporting policies in OCP Section 5.3 consistent with the proposed development include: 

• Encourage new medium density and high density residential development with high 
quality design standards for building and landscaping and which enhance existing 
neighbourhoods. 

• Prioritize medium density and high density residential development in proposed land use 
designated areas that: 

1. reduce single occupancy vehicle use; 
2. support transit service; 
3. are located within close proximity to employment centres; and 
4. accommodate young families. 

• A mix of dwelling unit sizes should be provided in medium density and high density 
residential land use designated areas in order to meet the varying housing needs of 
Esquimalt residents. 

• Encourage the incorporation of spaces designed to foster social interaction. 
• Encourage the installation of electric vehicle charging infrastructure in medium and high 

density residential developments. 
 
Official Community Plan, Section 5.4 states an objective to encourage a range of housing by 
type, tenure and price so that people of all ages, household types, abilities and incomes have a 
diversity of housing choice in Esquimalt. 
Through the provision of affordable, special needs and seniors housing, the proposed 
development would be consistent with the following policies in this section: 

• Encourage the provision of affordable housing by the private market and the non-profit 
housing sector et. al. 

• Encourage the placement of new rental, affordable, special needs, and seniors housing 
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in accordance with designated residential land use areas as they are integral 
components of inclusive neighbourhoods. 

• Avoid the spatial concentration of affordable and special needs housing in 
neighbourhoods. 

• Consider bonus density, parking relaxations or other development variances where a 
development proposal includes affordable, special needs or seniors housing.  This may 
apply to both market and non-market housing, and mixed-use proposals.  A housing 
agreement may be entered into between the Township and the owner. 

 
Official Community Plan, Section 5.5, states an objective to expand and protect seniors housing 
in Esquimalt to enable citizens to “age in place”. 
 
Supporting policies in OCP Section 5.5 consistent with the proposed development include: 

• Support and facilitate development of multi-generational housing, including in medium 
and high density residential developments. 

• Encourage more accessible housing for people with mobility limitations on the ground 
floor of medium and high density residential buildings. 

• Encourage the development of seniors housing that is within close proximity and 
accessible to services and amenities.  

 
OCP Section 11.3.1 Public Cycling Infrastructure states the following policy: 

• Encourage end-of-trip facilities including secure lockup and shower facilities 
 
OCP Section 11.3.2 New Development states the following policy: 

• Encourage bike lockers in multi-unit residential and commercial/commercial mixed-use 
developments. 

 
OCP Section 13.3.3 Building Energy Efficiency states the following policies: 

• Adopt best practices based on evolving building technologies and materials. 
• Encourage the adoption of passive, efficient, and renewable energy systems in new 

buildings and during building retrofits 
• Investigate options for encouraging developers to achieve high energy performance in 

new developments through such tools as density bonusing, expedited permit approval 
process, rebate of development fees, revitalization tax exemption, and other incentives. 

• Pursue higher energy-efficiency performance in new developments, through the 
achievement of higher steps in the BC Energy Step Code as an amenity associated with 
rezoning. 

 
Under OCP Section 13.3.6 Passenger Vehicle Alternatives, the following policies are listed: 

• Encourage the installation of electric vehicle charging infrastructure in all new multi-unit 
developments. 

• Pursue the installation of electric vehicle charging capacity in new developments during 
the rezoning process. 

 
Relevant Development Permit Area Guidelines to consider as it relates to the rezoning 
application include: 

• Retain existing healthy native trees, vegetation, rock outcrops and soil wherever 
possible. 

• Avoid disturbing, compacting and removing areas of natural soil as this can lead to 
invasion by unwanted plant species, poor water absorption and poor establishment of 
new plantings.  Use of local natural soil in disturbed and restored areas will support re-



Subject: Rezoning Application – 874 Fleming Street Page 5 

establishment of ecosystem functions. 
• In residential locations plan for ‘nature out front’; for new landscaping in front and 

exterior side yards use a variety of site-appropriate, native species; thereby contributing 
positively to pedestrian friendly urban streets, future greenways and habitat enhanced 
corridors. 

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

• Underground parking should be encouraged for any multi-unit residential buildings 
exceeding four storeys. 

• Avoid excessively long blank walls adjacent to public streets. 
• Avoid expansive blank walls (over 5 m in length) and retaining walls adjacent to public 

streets. 
• Orient buildings to take advantage of site specific climate conditions, in terms of solar 

access and wind flow; design massing and solar orientation for optimum passive 
performance. 

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

 
Zoning 
 
Density, Lot Coverage, Height and Setbacks:  The following chart compares the floor area 
ratios, lot coverage, setbacks, height, parking and usable open space of this proposal.   Zoning 
Bylaw, 1992, No. 2050 does not currently contain a zone that can accommodate this proposed 
development. 
 
 Proposed Comprehensive  

Development Zone 
Residential Units 137 

Residential Floor Area Ratio 2.10 

Lot Coverage 69% 
 

Lot Coverage at or above Parking Level 49% 
Parking Structure Setbacks 
• Front [West] 
• Rear [East] 
• Interior Side [Northernmost] 
• Interior Side [Easternmost] 
• Interior Side [Southernmost] 
• Exterior Side [South] 

 
4.0 m 
3.0 m 
7.0 m 
5.1 m 
7.0 m 
4.5 m 

Building above Setbacks 
• Front [West] 
• Rear [East] 
• Interior Side [North] 
• Interior Side [South] 

 
10.6 m 
4.5 m 
7.0 m 
3.7 m 
 

Building Height 21 m [6 storeys] 
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Off Street Parking 67 spaces 

Usable Open Space 0% 

Bicycle Parking 137 resident + 6 visitor 

 
Floor Area Ratio: The FAR of this proposal is 2.10 which is greater than the acceptable amount 
of 2.0 for a building in a ‘Medium Density Residential’ designated area.  However, the applicant 
has proposed a density bonus contribution of 137 affordable housing units to offset the added 
density. 
 
Lot Coverage:  The lot coverage of the building above the parking level is 49%, compared to 
69% for the lot coverage at the parking level. 
 
Usable Open Space:  Our zones that accommodate apartment developments generally require 
usable open space in the amount of not less than 7.5% of the area of the parcel.  This 
development has no space allocated that would meet the definition of useable open space 
however the building design includes an amenity room attached to a large outdoor deck located 
at the southwest corner overlooking the park for use by all residents. 
 
Parking: Parking Bylaw, 1992, No. 2011 requires 1.3 parking spaces per unit to be provided for 
multiple family developments.  Parking areas are required to be constructed to meet the 
standards for manoeuvring aisle dimensions and associated parking stall dimensions detailed in 
Part 14, Table 2, of the Bylaw.  This proposal incorporates 67 parking spaces to serve 137 
residential rental dwelling units. 
 
In addition to reducing the parking spaces required, the following relaxations are required to the 
Parking Bylaw No. 2011 based on the current parking plan: 

• Reduction of the number of required Visitor parking spaces from 1 in 4 spaces to 1 in 10 
spaces [i.e. from 17 to 7 spaces] 

 
Green Building Features 
 
The applicant has completed the Esquimalt Green Building Checklist [attached]. 
 
Comments from Other Departments  
 
The plans for this proposal were circulated to other departments and the following comments 
were received: 
 
Community Safety Services:  Building to be constructed to requirements of BC Building Code 
2018 and municipal bylaws.  Plans will be reviewed for compliance with BC Building Code upon 
submission of a Building Permit application. 
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Engineering Services:  Engineering staff has completed a preliminary evaluation of Works and 
Services that would be required for the proposed 137 unit multiple family residential building.  
Staff confirms that the design appears achievable on the site and that appropriate works and 
services are available in the immediate area.  If approved, the development must be serviced in 
accordance with bylaw requirements including, but not limited to, new sewer and drain 
connections, underground hydro, telephone and cable services and new road works would be 
required up to the centre line of Fleming Street, meaning the installation of a significant portion 
of roadway. Should the application be approved, additional comments will be provided when 
detailed civil engineering drawings are submitted as part of a Building Permit application. 
 
ALTERNATIVES: 
 

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

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

 
3. Forward the application for Rezoning to Council with a recommendation of denial 

including reasons for the recommendation. 
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