
 CORPORATION OF THE TOWNSHIP OF ESQUIMALT 

 DESIGN REVIEW COMMITTEE 
AGENDA 

WEDNESDAY, APRIL 13, 2016 
3:30 P.M.  

ESQUIMALT COUNCIL CHAMBERS 

MEMBERS: Wendy Kay Paul Newcombe 
Jill Singleton   Carl Rupp 
Paul De Greeff Roger Wheelock 
Richard Iredale 

RESOURCE MEMBER: Cst. Franco Bruschetta [Non-Voting] 

COUNCIL LIAISON: Councillor Susan Low 
Councillor Tim Morrison 

STAFF LIAISON: Bill Brown, Director of Development Services 

SECRETARY:  Pearl Barnard 

I. CALL TO ORDER 

II. WELCOME TO NEW MEMBER AND INTRODUCTION

III. LATE ITEMS

IV. ADOPTION OF AGENDA

V. ADOPTION OF MINUTES – February 10, 2016

VI. STAFF REPORTS

1) REZONING APPLICATION
“West Bay Triangle”
468 Head Street [Lot 8, Block H, Section 11, Esquimalt District, Plan 292]
470 Head Street [Lot 5, Block H, Section 11, Esquimalt District, Plan 292]
472 Head Street [Lot 4, Block H, Section 11, Esquimalt District, Plan 292]
515 Gore Street [Lot 1, Block H, Section 11, Esquimalt District, Plan 292]
509 Gore Street [Lot 2, Block H, Section 11, Esquimalt District, Plan 292]
922 Lyall Street [Strata Lot 1, Section 11, Esquimalt District, Strata Plan 509]
920 Lyall Street [Strata Lot 1, Section 11, Esquimalt District, Strata Plan 509]
918 Lyall Street [Lot 6, Block H, Section 11, Esquimalt District, Plan 292]
912 Lyall Street [Lot 7, Block H, Section 11, Esquimalt District, Plan 292]

PURPOSE OF APPLICATION: 

The applicant is requesting a change in zoning from the current mix of RS-1 [Single Family 
Residential], RD-2 [Two Family Small Lot Residential], and C-7 [West Bay Commercial] 
zoning which currently regulates the 9 subject properties to a Comprehensive Development 
zone [CD] to facilitate the consolidation of the subject properties and authorize a new 6 
storey, commercial mixed use building containing ground floor commercial space oriented 
toward Head Street and 73 residential units. 
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Evaluation of this application should focus on issues relevant to zoning such as the 
appropriateness of the proposed height, density and massing, proposed unit sizes, 
siting, setbacks, lot coverage, useable open space, how the building relates to 
adjacent and surrounding sites and whether the proposed uses are appropriate and 
consistent with the overall direction contained within the Official Community Plan 
and the West Bay Neighbourhood Design Guidelines [attached], endorsed by 
Esquimalt Council on November 16, 2015. 

Specific form and character issues relating to the aesthetics of the building, such as 
cladding materials, window materials, doorways, streetscape improvements and 
landscaping will be evaluated in a separate application for Development Permit should this 
rezoning application be approved by Council. 

RECOMMENDATION: 

The Esquimalt Design Review Committee recommends that the application for rezoning to 
facilitate consolidation of nine properties located between Head Street, Gore Street and 
Lyall Street to permit a new 6 storey, commercial mixed use building containing ground 
floor commercial space oriented toward Head Street and 73 residential units, sited in 
accordance with the survey plan prepared by McIlvaney Riley Land Surveying Inc., 
stamped “Received December 29, 2015”, and incorporating height and massing consistent 
with architectural plans prepared by Hillel Architecture, stamped “Received April 7, 2016” 
be forwarded to Council with a recommendation to either approve, approve with 
conditions, or deny the application including reasons for the chosen 
recommendation. 

2) DEVELOPMENT PERMIT APPLICATION
826 Esquimalt Road
[PID 006-075-495  Lot 2, Section 11, Esquimalt District, Plan 4225]

PURPOSE OF APPLICATION: 

The applicant is proposing to construct a six storey, 30 unit, multiple family residential 
building including a grade level podium structure containing a lobby, utility areas and a 22 
space parking garage. The podium would extend to the, north, west and east property lines 
but would maintain a 5.0 metres setback from the street while the 5 storey tower section 
would step modestly inward on the north, west and east sides thereby somewhat mitigating 
the perceived mass of the building. Two additional parking spaces dedicated to visitors are 
proposed to be located in front of the building bringing the total parking to 24 spaces. 

This site is located within Development Permit Area No. 1 – Multi-Unit Residential; therefore 
a development permit is required to ensure the application meets the intent of the design 
guidelines contained in Section 9.3 of the Township’s Official Community Plan. 

The applicant is requesting approval of a Development Permit for the form and character, 
and landscaping proposed on the attached drawings as one is required prior to submitting 
for a Building Permit. While the required zoning amendment remains outstanding, the 
Public Hearing has occurred and Council has granted third reading to the amending bylaw. 
Staff are working with the applicant’s representatives to ensure Council requirements are 
satisfied prior to returning the amending bylaw to Council for consideration of adoption. 
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RECOMMENDATION: 
 
That the Esquimalt Design Review Committee [DRC] recommends to Council that the 
application for a Development Permit authorizing the form and character of the proposed 
development to that shown on architectural plans provided by Praxis Architects Inc. 
stamped “Received March 29, 2016”, and the landscape plan prepared by Lombard North 
Group Inc., stamped “Received March 29, 2016”, and sited as detailed on the survey plan 
prepared by J.E. Anderson and Associates, stamped “Received March 29, 2016” for the 6 
storey, thirty unit, multiple family residential building proposed to be located at PID 006-075-
495  Lot 2, Section 11, Esquimalt District, Plan 4225 [826 Esquimalt Road], be forwarded to 
Council with a recommendation to either approve, approve with conditions, or deny the 
application. 

 
VI. STAFF LIAISON STATUS REPORT  
 
VII. NEW BUSINESS  

 
VIII. NEXT REGULAR MEETING 
            May 11, 2016 

 
IX. ADJOURNMENT 



 
   
 

CORPORATION OF THE TOWNSHIP OF ESQUIMALT 
 

ADVISORY DESIGN REVIEW COMMITTEE 
MEETING HELD  

FEBRUARY 10, 2016 
ESQUIMALT COUNCIL CHAMBERS 

 
MEMBERS PRESENT:      Paul De Greeff Wendy Kay   
    Richard Iredale Jill Singleton    
    
REGRETS: Michael Philips, Paul Newcombe, Carl Rupp, Cst. Franco Bruschetta 
 
STAFF LIAISON: Bill Brown, Director, Development Services 
 
STAFF:  Trevor Parkes, Senior Planner 
    
SECRETARY:  Pearl Barnard 
   

 
I. CALL TO ORDER 

The meeting was called to order by the Chair, at 3:31 p.m. 
 

II. LATE ITEMS 
 No late items presented. 
 
III. ADOPTION OF AGENDA 

Moved by Wendy Kay, seconded by Richard Iredale: That the agenda be adopted as 
distributed. Carried Unanimously 

 
 ADOPTION OF MINUTES – December 9, 2015 Meeting  

Moved by Paul De Greeff, seconded by Wendy Kay: That the minutes of December 9, 2015 
be adopted as distributed. Carried Unanimously. 
 

IV. STAFF REPORTS 
   REZONING APPLICATION 

“West Bay Triangle” 
468 Head Street [Lot 8, Block H, Section 11, Esquimalt District, Plan 292] 
470 Head Street [Lot 5, Block H, Section 11, Esquimalt District, Plan 292] 
472 Head Street [Lot 4, Block H, Section 11, Esquimalt District, Plan 292] 
515 Gore Street [Lot 1, Block H, Section 11, Esquimalt District, Plan 292] 
509 Gore Street [Lot 2, Block H, Section 11, Esquimalt District, Plan 292] 
922 Lyall Street [Strata Lot 1, Section 11, Esquimalt District, Strata Plan 509] 
920 Lyall Street [Strata Lot 1, Section 11, Esquimalt District, Strata Plan 509] 
918 Lyall Street [Lot 6, Block H, Section 11, Esquimalt District, Plan 292] 
912 Lyall Street [Lot 7, Block H, Section 11, Esquimalt District, Plan 292] 

 
Trevor Parkes, Senior Planner gave a brief overview of the project.  He explained that the 
proposed rezoning application is for 9 properties located in the West Bay area, on the land 
bound by Gore, Head and Lyall Street.  This proposal accommodates 9 of the 11 titles in 
the area; the 2 titles to the south are not part of this proposal.  The applicant is requesting a 
change in zoning from the current mix of RS-1 (Single Family Residential), RD-2 (Two 
Family Small Lot Residential) and C-7 (West Bay Commercial) zoning to a Comprehensive 
Development Zone (CD).  This rezoning would facilitate the consolidation of the 9 subject 
properties and authorize a new 6 storey, commercial mixed use building containing ground 
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floor commercial space, oriented toward Head and Gore Street, combined with a residential 
component facing onto Lyall Street.  73 residential with 6 commercial units have been 
proposed.  The overall floor area ratio is consistent with the existing Official Community 
Plan designation and the proposed building height is also consistent with the recently 
adopted West Bay Neighbourhood Design Guidelines 
 
Mark Lindholm, Owner/Applicant, Peter Hardcastle, Hillel Architecture and Jeff Shaw, 
Realtor were in attendance. 

 
Peter Hardcastle, Hillel Architecture Inc. gave a PowerPoint presentation detailing the site 
plan and a brief overview of the building design, elevations, setbacks and parking for the 
proposed development.  Mr. Hardcastle gave a brief history of the project and design 
process.  He explained that they started working on this project in 2014, at the conclusion of 
the previous public hearing process for an earlier development proposal prepared by 
others.  They hosted a lot of community consultation, reviewed all written comments that 
were previously expressed by the residents, local business, Mayor and Council, established 
a series of one on one interviews with the key stakeholders in the Community and slowly a 
concept developed that lead to a series of PowerPoint presentations. 

 
The Design Review Committee Members thanked the applicant for their presentation.  DRC 
Members had the following questions and comments:  

• Beautiful design, love the store front along Head Street would be a fun place to 
shop.   Great presentation can’t wait till it starts.  Previous tower design caused 
concerns.   Size of building is going to feel a bit shocking initially but, living in the 
community, change is welcome and needed.  Going to fit in the neighbourhood 
nicely and create a template for further expansion.   

• Orientation, siting and massing of the building was discussed.    Concerns that a 6 
storey building might block the view of the uphill properties.  One big building has a 
tough time co-existing with all the other small buildings in that neighbourhood.  
Basically, a bunch of smaller houses with a big wedge apartment building coming up 
through it. To address the massing suggestion was to divide it into 2 building, would 
be less of a box.  Applicant commented that 2 buildings had been proposed earlier 
and Council moved not to consider the proposal any further, shadowing was an 
issue.   A detailed shadow analysis was provided showing that the proposed design 
is superior in mitigating shadowing.   

• Concerns with lack of setback on the southeast corner.  Since the adjacent property 
is owned by the same owner, it was felt that if someone else owned that property 
they would be here today complaining about the project.  Maybe a covenant could 
be put on the property?  What is the siting and massing for the adjacent future 
development to the southeast corner?  Should both projects be looked at as one 
project?  Applicant advised that these are two separate developments. Members 
requested a siting and massing model for the adjacent future development to the 
south east corner.    

• Wheelchair accessibility was discussed. 
• Crime prevention needs to be addressed in the master plan, i.e. lighting, 

surveillance cameras, things in place to keep people from loitering on the property, if 
there are benches and planters, you don’t want to encourage skateboarders. To be 
addressed. 

• Surface parking was discussed.  Was surface parking required to meet the parking 
requirements?  Mr. Hardcastle advised they are in excessive of the Bylaw 
requirements for parking; it is the number of residential guest parking spaces they 
require for the residential units.  He explained that the parking could have been put 
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anywhere along that side of the road, but putting it there was purposeful due to the 
sanity trunk below.   It is also the quiet end of the building and it keeps a large 
volume of the multi-family building away from the single family homes of Gore 
Street; protecting them from its size and shadows.   There is also parallel street 
parking along the front of the building.    

• The wall was discussed.  The wall was put behind to hide the parking, but it is a lost 
opportunity for a beautiful public outdoor space there.  Mr. Hadcastle commented 
the purpose of the sculptural wall is to obscure the view of the surface parking and 
make it look animated from the streetscape.  Member commented the wall is an 
intervention that’s fighting a bad adjacency issue; a park beside a parking lot. 
If the parking lot is necessary, then consider altering the design to end up with a 
better solution. 

• Stormwater management, rain gardens and rain planters. Comment was that it is 
really difficult to get water into a raised planter, considered a lost opportunity.   
 

Mark Lindholm, owner of West Bay Marina and the Triangle Lands commented on the 
transition of the neighbourhood.  He advised that they purchased the subject property in 
1991 thinking it was going to be a massive transformation of West Bay in 5 years.  It is now 
2016 and they are still working on it.  He commented that building height and effects on the 
neighbours are currently legitimate today, but he believes that once the proposed building is 
constructed it would transform the West Bay area.  The new guidelines allow 3 storey 
townhouses on Gore Street and 3 storey building in the West Bay Marina area, 3 storeys 
against a 6 storey building is not that significant.  He also commented that there are a lot of 
houses in the West Bay area that are old and tired; therefore it is likely that the area will 
change. 
 
Overall the DRC Members liked the building design but felt that the siting and massing of 
the 6 storey residential building needed to be revised.  It was suggested that parking be 
reduce and park space enhanced on the west corner of Gore and Lyall Street.  The lack of 
setback on the southeast corner needs to be addressed and the members requested that 
the applicant provide a siting and massing model for the adjacent future development. 
 
RECOMMENDATION:                                                                                               
MOVED by Richard Iredale, seconded by Wendy Kay:  The Esquimalt Design Review 
Committee recommends that the application for rezoning to facilitate consolidation of nine 
properties located between Head Street, Gore Street and Lyall Street to permit a new 6 
storey, commercial mixed use building containing ground floor commercial space oriented 
toward Head Street and 73 residential units, sited in accordance with the survey plan 
prepared by McIlvaney Riley Land Surveying Inc., stamped “Received December 29, 2015”, 
and incorporating height and massing consistent with architectural plans prepared by Hillel 
Architecture, stamped “Received December 8, 2015” be presented again to the Esquimalt 
Design Review Committee with revised plans that address the following: 

1. Consider altering the siting and reducing the mass of the 6 storey residential 
building. 

2. Address lack of setback on southeast corner. 
3. Reduce parking and enhance park space at the west corner of the site at Gore 

Street and Lyall Street. 
4. Provide a siting and massing model for the adjacent future development to the 

southeast. 
V. STAFF LIASON STATUS REPORT 
 No reports  
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VI. NEW BUSINESS 

No new business 
 
VII. NEXT REGULAR MEETING 

Wednesday, March 9, 2016 
 

VIII. ADJOURNMENT 
The meeting adjourned at 5:20 p.m.  

 
 
CERTIFIED CORRECT: 

 
 
 
 
____________________________________       ________________________________ 
CHAIR, DESIGN REVIEW COMMITTEE       ANJA NURVO, CORPORATE OFFICER 
 
THIS 13th DAY OF APRIL, 2016 
 
 
 
 
 
 
 
 
 



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

       DRC Meeting: April 13, 2016 
 

STAFF REPORT 
 
DATE: 
 

April 8, 2016  

TO: 
 

Chair and Members of the Design Review Committee 

FROM: 
 

Trevor Parkes, Senior Planner 
 

SUBJECT: 
 

REZONING APPLICATION 
“West Bay Triangle” 
468 Head Street [Lot 8, Block H, Section 11, Esquimalt District, Plan 292] 
470 Head Street [Lot 5, Block H, Section 11, Esquimalt District, Plan 292] 
472 Head Street [Lot 4, Block H, Section 11, Esquimalt District, Plan 292] 
515 Gore Street [Lot 1, Block H, Section 11, Esquimalt District, Plan 292] 
509 Gore Street [Lot 2, Block H, Section 11, Esquimalt District, Plan 292] 
922 Lyall Street [Strata Lot 1, Section 11, Esquimalt District, Strata Plan 
509] 
920 Lyall Street [Strata Lot 1, Section 11, Esquimalt District, Strata Plan 
509] 
918 Lyall Street [Lot 6, Block H, Section 11, Esquimalt District, Plan 292] 
912 Lyall Street [Lot 7, Block H, Section 11, Esquimalt District, Plan 292] 

 
RECOMMENDATION: 
 
The Esquimalt Design Review Committee recommends that the application for rezoning to 
facilitate consolidation of nine properties located between Head Street, Gore Street and Lyall 
Street to permit a new 6 storey, commercial mixed use building containing ground floor 
commercial space oriented toward Head Street and 73 residential units, sited in accordance 
with the survey plan prepared by McIlvaney Riley Land Surveying Inc., stamped “Received 
December 29, 2015”, and incorporating height and massing consistent with architectural plans 
prepared by Hillel Architecture, stamped “Received April 7, 2016” 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 a change in zoning from the current mix of RS-1 [Single Family 
Residential], RD-2 [Two Family Small Lot Residential], and C-7 [West Bay Commercial] zoning 
which currently regulates the 9 subject properties to a Comprehensive Development zone [CD] 
to facilitate the consolidation of the subject properties and authorize a new 6 storey, commercial 
mixed use building containing ground floor commercial space oriented toward Head Street and 
73 residential units. 
 
Evaluation of this application should focus on issues relevant to zoning such as the 
appropriateness of the proposed height, density and massing, proposed unit sizes, 
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siting, setbacks, lot coverage, useable open space, how the building relates to adjacent 
and surrounding sites and whether the proposed uses are appropriate and consistent 
with the overall direction contained within the Official Community Plan and the West Bay 
Neighbourhood Design Guidelines [attached], endorsed by Esquimalt Council on 
November 16, 2015. 
 
Specific form and character issues relating to the aesthetics of the building, such as cladding 
materials, window materials, doorways, streetscape improvements and landscaping will be 
evaluated in a separate application for Development Permit should this rezoning application be 
approved by Council. 
 
Context 
 
Applicant/Owner: Triangle Estates Ltd. [Mark Lindholm] 
 
Architect: Hillel Architecture Inc. [Peter Hardcastle] 
 
Property Size:   Metric:   4080 m2      Imperial:  43,917 ft2 
 
Existing Land Use:  Single Family and Two Family residences and vacant Commercial land 
 
Surrounding Land Uses: 
North:    Neighbourhood Commercial/ West Bay Commercial 
South:   DND Federal Land [Work Point] 
West:  Single Family and Two Family Residential 
East:  Marine Commercial 
 
Existing Zoning: RS-1 [Single Family Residential] – 5 Lots 

RD-2 [Two Family Small Lot Residential] – 1 Lot 
C-7 [West Bay Commercial] – 2 Lots 

 
Proposed Zoning: CD [Comprehensive Development District] 
 
Existing OCP Designation: Commercial Mixed-Use [No change required] 
 
Comments from Other Departments  
 
The plans for this proposal were circulated to other departments and the following comments 
were received by the submission deadline: 
 
Building Inspection:  Construction must satisfy BC Building Code and Esquimalt’s Building 
Code Bylaw, 2002, No. 2538 requirements. Detailed review of plans will occur when at time of 
Building Permit application. 
 
Parks Services:  Parks staff completed a site review of the area and determined that the 
proposed development would impact 9 trees located on municipal property adjacent to the site 
noting that all of these trees would be removed, should this development be approved. As no 
detailed landscape plan has been provided at this time, Parks staff reserve comments until a 
plan is presented as part of the Development Permit application. Staff note that the applicant will 
need to provide a Tree Survey so that appropriate tree replacement requirements can be 
determined consistent with the Township’s Tree Protection Bylaw. 
 
Fire Services:  Fire Services staff have completed a preliminary evaluation of the proposed 
new buildings and no objection to the proposed rezoning. Detailed additional comments will be 
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provided as part of the consideration of the Building Permit should Council approved this 
rezoning application. 
 
Engineering Services:  Engineering staff have completed a preliminary evaluation of Works 
and Services that would be required for the proposed commercial mixed use development 
including commercial space and 73 residential units located on 9 properties within West Bay.  
The applicant is responsible for retaining the services of a qualified professional for the design, 
construction and supervision of all Works and Services required to service the proposed 
development as indicated in Esquimalt’s Subdivision and Development Control Bylaw No. 2175.  
A capacity study should verify all main sizes, material, etc, and to determine if the Sewer and 
Drain mains are of adequate size and condition to handle the increased flows introduced as a 
result of the development.  Existing municipal infrastructure may need to be relocated or SRWs 
may need to be secured.  Existing properties are to remain fully serviced during construction.  
Additional review comments will be provided when detailed engineering drawings are submitted.  
 
Comments from the Design Review Committee [DRC] 
 
This application was originally considered at the regular meeting of DRC held on February 10, 
2016. Members comments were supportive of this proposal with members stating they loved the 
reimagining of the West Bay Triangle. Notwithstanding this support, members raised concerns 
regarding the appropriateness of the setback of the 6 storey residence building to the southeast 
side lot line as it was unclear what development scheme might be proposed on the adjacent two 
parcels in the future. Members also commented that effort should be made to revise the public/ 
private realm abutting the intersection of Gore Street and Lyall Street. 
 
The DRC moved that the application be returned to a future meeting with revised plans that 
address the following: 
 

1. Consider altering the siting and reducing the mass of the 6 storey residential building. 
2. Address lack of setback on southeast corner. 
3. Reduce parking and enhance park space at the west corner of the site at Gore Street 

and Lyall Street. 
4. Provide a siting and massing model for the adjacent future development to the 

southeast. 
 
In response to this motion the applicant has provided a revised set of drawings, stamped 
“Received April 7, 2016” [attached] which include a refined site plan and landscape plan and 
draft site plan and floor plan drawings as well as 3D model elevations proposed for the two 
parcels located to the southeast of the subject properties, forthwith to be referred to as the 
“Marina Residences”, for consideration by the DRC. The applicant supplemented this revised 
submission with a letter detailing the specific changes as they relate to the issues identified by 
the DRC at the February 2016 meeting [attached]. 
 
ISSUES: 
 
Zoning 
 
Density, Lot Coverage, Setbacks, Height and Parking:    
The following chart details the setbacks, lot coverage and floor area ratio and parking 
requirements of this proposal. 
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 Comprehensive  
Development Zone 

 
Zoning Bylaw, 
1992, No. 2050 
does not contain a 
zone that could 
accommodate this 
commercial mixed-
use proposal.  
 
Staff present this 
summary table as 
the basis for a site 
specific zone 
written to 
accommodate this 
proposal should it 
be forwarded in the 
development 
review process. 

Floor Area Ratio 1.25 
Lot Coverage 

 1st Storey  
 2nd Storey 
 Above 2nd Storey 

 
55% 
63% 
23% 

Setbacks 
 Front 
 Rear 
 Interior Side 
 Exterior Side 

 
5.8 m plus 3.0 m [Canopy] 
6.7 m plus 1.8 m [Canopy] 
0.9 m plus 0.9 m [Canopy] 
3.2 m plus 0.5 m [Canopy] 

Building Height 7.5m [Head Street and Gore Street] 
22 m (6 Storeys) [Lyall Street] 

Off Street Parking Total spaces required for all uses = 114  
Total proposed = 121 

Screening/Landscaping 2 m of fencing or vegetation on property 
line adjacent to residential development 
consistent with Zoning Bylaw, 1992 No. 

2050. 
Useable Open Space 15% [Including 2nd Storey Terrace]  
Commercial Floor Area Not less than 400 square metres  
 
Parking:  The applicant proposes to provide modestly greater parking than the minimum 
required for this project, exceeding the minimum number of spaces by 7 spaces. With the 
exception of the 14 spaces accessed off Lyall Street serving as Visitor Parking for the 
residential units, all parking associated with this development is screen from the public realm or 
located underground. 
 
Height:  The applicant proposes to construct a building 2 storeys in height along the Head 
Street and Gore Street frontages and would include a residence block fronting Lyall Street that 
would rise 6 storeys with a total residential density [Floor Area Ratio] of 1.25.  While approval of 
this rezoning application would make West Bay Triangle one of the tallest buildings in 
Esquimalt, the proposed height is substantially less than initially considered for this Commercial 
Mixed–Use site and is consistent with the recently adopted West Bay Neighbourhood Design 
Guidelines. 
 
Setbacks:  Commercial development best practices encourage placing commercial retail uses 
in proximity to the public realm. Accordingly, the proposed siting of the portions of the building 
containing retail/ office commercial space is appropriate as the large canopies proposed along 
Head Street will serve to create a covered transitional space between the indoor uses and the 
outdoor public realm. The setback associated with the residential block facing Lyall Street is 
consistent with a residential building setback and offers adequate separation between the public 
realm and the building. 
 
Permitted Uses:  The West Bay Area is identified as a Commercial Node in the Official 
Community Plan therefore it is appropriate to consider an application that proposes a mix of 
commercial retail, office, and boutique commercial spaces.  Permitted Uses in the proposed 
Comprehensive Development District may include but are not limited to the following uses: 
 

a) Dwelling – Apartment 
b) Home Occupation 
c) Business and Professional Office 
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d) Financial Institution 
e) Personal Service Establishment 
f) Retail Store 
g) Restaurant 
h) Entertainment 
i) Convenience Store 
j) Group Children’s Daycare 

 
Traffic Study:  The applicant provided a detailed Traffic Impact Assessment for the original 97 
unit mixed-use proposal, dated February 20, 2012.  Boulevard Transportation Group [BTG] 
determined at that time that the proposed project would have little local impact, adding an 
estimated 38 trips in the AM peak hour and 44 trips in the PM peak hour.  BTG also determined 
that it was most likely that the existing traffic flow pattern, including DND traffic, would not 
change with the addition of this building, as additional delays would be very minor.  BTG 
concluded that no improvements or changes would be required to the existing key intersections 
to accommodate the new traffic but recommended that sidewalks should be provided along the 
proposed development frontages of Head Street, Gore Street and Lyall Street. 
 
Based on this assessment, staff are confident that this revised 73 unit, commercial mixed use, 
proposal would not result in any material changes to these recommendations. 
 
Fit with Neighbourhood: The West Bay Triangle lands are located within a predominantly low 
rise neighbourhood consisting of a mix of commercial properties, single and two family 
residential homes, a marine community, and military uses including training facilities and 
housing.  The exception to the established one to three storey built environment is the DND 
“Accommodations” building located at Work Point to the south of the subject properties.  This 
building is approximately 7 storeys [22 metres] in height and commands a substantial presence 
in the area due to the combination of height and massing of the building.   
 
Should this rezoning application be approved, the West Bay Triangle would integrate into the 
existing urban fabric by complimenting the DND Accommodations building while presenting a 2 
storey built form sympathetic to the existing residential and commercial buildings along Gore 
Street and Head Street. 
 
The current Land Use Designation of properties adjacent to the West Bay Triangle site include 
Commercial Mixed-use for lands to the east, adjacent to the water, Park and Open Space for 
Captain Jacobson Park and Townhouse Residential for properties on the north side of Gore 
Street and the south side of Paradise Street.  Based on these land use designations, it is not 
unreasonable to expect some of these properties adjacent to the proposed West Bay Triangle 
building to redevelop in the future. 
 
Official Community Plan 
 
The current Esquimalt Official Community Plan contains policies and statements relevant to the 
West Bay Triangle proposal under the following broad categories: 
 
General Land Use and Development Objectives: The Township encourages a mix of land 
uses that facilitate multiple modes of transportation and reduce non-essential trips by private 
motor vehicles. 
 
Commercial Mixed Land Use:  The Township encourages mixed-use projects in areas 
designated Commercial Mixed-Use, generally up to 12 storeys in height with a Floor Area Ratio 
of 3.0, but limited to 6 storeys in the West Bay Neighbourhood. The Township encourages the 
provision of local amenities including street furniture, artworks and decorative lighting in 
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commercial areas as well as the provision of cycling amenities such as end of trip facilities for 
employees, lockers, and secure bicycle storage in addition to general bicycle parking integrated 
into the development. 
 
Public Art:  The Township encourages the private sector to include artworks in new and 
existing developments. 
 
Smart Design and Construction: The Township encourages the use of sustainable technology 
in the design of all new buildings, encourages design teams to achieve LEED or equivalent 
rating and encourages the incorporation of Crime Prevention through Environmental Design 
[CPTED] principles and measures in new projects.  
 
Parking:  The Township will explore further opportunities for on and off street public parking in 
the vicinity of West Bay waterfront so as to ensure that local residential streets are not 
overburdened by West Bay’s commercial uses 
 
Utilities:  The Township will require underground wiring for hydro, street-lighting, telecoms and 
cable for all new subdivisions and infill development in Esquimalt. 
 
Stormwater, Sewer Systems and Source Pollution:  The Township will require intervening 
/mitigating measures such as oil traps for development proposal adjacent to or near the water to 
preserve or rehabilitate shoreline habitat. 
 
Economic Development:  The Township supports expansion and commercial waterfront 
development around West Bay Harbour, provided it is planned to be compatible with adjacent 
residential areas. 
 
Keep Urban Settlement Compact – Regional Growth Strategy [RGS]:  The RGS 
encourages densification through a combination of infill and redevelopment to higher densities 
particularly for areas near transit corridors. 
 
West Bay Neighbourhood Design Guidelines 
 
As a direct result of the controversy surrounding previous development proposals on the subject 
properties, Esquimalt Council directed staff to coordinate the creation of the West Bay 
Neighbourhood Design Guidelines. This document was to be created including input from local 
residents, business owners, staff, planners, developers and architects to create a vision for 
West Bay as well as guidelines for achieving this vision to ensure new development enhances 
West Bay’s unique character. 
 
Staff engaged a consulting group and the guidelines were crafted via a collaborative and 
iterative process through the spring and summer of 2015. Esquimalt Council received and 
endorsed the West Bay Neighbourhood Design Guidelines on November 16, 2015. 
 
The West Bay Triangle development proposal has been specifically tailored to address these 
guidelines resulting in an application that is consistent with the West Bay Neighbourhood 
Design Guidelines with the notable exception of orienting the tallest portion of the building east 
to west as opposed to the recommend orientation of north to south. The applicant has provided 
a detailed shadow analysis that indicates the proposed design is superior in mitigating 
shadowing than any alternatives. As shadow casting was identified as a major concern for local 
residents during the public consultation process of the West Bay Neighbourhood Design 
Guidelines, the applicant has chosen to proceed with the design as presented. 
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Green Building Features 
 
The applicant has completed the Esquimalt Green Building Checklist [attached].   
 
Public Notification 
 
As this is a rezoning application, should it proceed to a Public Hearing, notice would be mailed 
to tenants and owners of properties within 100m (328 ft) of the subject property.  Signs 
indicating that the properties are under consideration for a change in zoning have been placed 
on the frontages of all the subject properties and would be updated to reflect the date, time and 
location of the Public Hearing.  Additionally, notice of the Public Hearing would be placed in two 
editions of the Victoria News. 
 
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. 
 
 
 
_________________________  
Trevor Parkes 
Senior Planner  
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2.3 Commercial-Mixed 4nd Use 

Exttfld tom EaqiJlmalt Otflclai Commutaay Plan 
Adopfed "8IUJ 2007 

eommercW KtMty tn ~lt is ctusten!d fn four main lf'OUPlncs: 

• Esqutrnllt VIUqe; 

• EsQUfmalt Raad/Had S~t; 
• Crailflower Road/TllHcum Road; and 

• West Bay Hart>our. 

z.3.1 General Commerctal .. Mtxed Use Obj~ 
a) To create a dfYet'sffied commetdal and employment sector that Providel a wide range 

of toods ~ sefVic'eS to residents of fsquimalt. 

b) To foster the creation of an 1dentiflable and vibrant Esqutmalt Wlap that successfully 
tntetrates commercial, pubUc anct residential acttvfty. . 

c) To enaiuraee ifowtl\ tfV'oulh revitalb:atton and redevelop~t of commercial areas. 
d) To encoura1e a mix of cround·leo-ie\ commercial and upper·leYel(s) restdential. 

2. 3. 2 General Commerdal • Mixed Use Potides 
a~ The Township encouraaes a mix of commercial and multt-unit ~enu.t deYelopments 

fn 1u cornmercil.l-mtxed use areas denoted on "Schedule A". These Wit have 
commerdat uses on the lfOUnd floor .nd residential taes above. 

bl All commerdal·miXed use areas are desteiated Development Permtt Areas, as shown on 
•Schedule C" in order to ~nsure that future development and infill contr1but.es 
posttivety to. ttte vtsual and aesthetfc charKter. of tts site, setting and sum>undlna 
properoes. 

c) The Townstdp encoura1es public and prtvate sector initlattves to Improve streetscapes 
and accessibility for pedestrians and cyclists to au commerdal areas. 

d) The Township wm develop stanaee auldeltnes for each commerdal af'le, as pert of 
desitn pdeltnes for these areas. The Townlhtp, fn.partnershtp ~ interested 
memben of the community, wtlt take the inltfattve to deslan and ind.alt entrance 
stinaae at ·key street tocattons, tnctudihl entrances to Esqutm1lt. 

e) The Township encourateS the provtstan of arnerMies such as minii*ks/ptazas, street 
furniture. public art ~ decorative Ulhttne on private lands tn all tommerdat areas. 
ihe Townshfp is amenable to USinl density bonusfnt, or Pf0Vid1nt vartences to zonl111 or 
partdnl reptatlons for redevelq>ment PfOPOSl.ls. 

f) To encowace the use of btcydes, pr:ovtslon should be mlde tn new l'01111ftefdat buildtnp 
for~ partdnl for employees and Viskors. SecUre bicyde Pll1dna for empqees 
shOUld be ~ tn the ratio of one (1) Plrtdnl spa~ per ten (10) ~"Hime employees 
with • minimum of one (1) space for each new buttdir11. In all new COftUneftial 
bUfldfnP, six (6) btcyde parklnt spaces should be ava11able for the use or temporary . 
visttors. · 

I) End of trip fadllt~ f« cyclists such as secure bicycle par1dnglstor..e, lodceB, d\qe 
rooms and shQwen, should be provided to entCJUr1lle cyclint as • Yilble form of 

~nsportation. 



Exlract t'Om &qu/rnatt Otficlal Community Plan 
Adopled March 2007 

h) ·Where all of the foltowfftl criteria are met tn a commercial bulkHne. Council may 
reduce the off ·street parldn1 requtrement ttw'ou&h the Dewklpment Pennft: 

f) Twa (2) or more secure btqde s~ s~ are PnMdedi 

ft) Shower and chanae rooms are provided; 

m) Stx (6) visftor btcycte part<ln1 spaces are provided; and 

'v} The build,n1 ''located within 200 metres of a f'elfonat bus route. 

l) Lands outside the Commercial-Mbced Use des .. tion on 11SchedUle A" wtU not be 
-considered for commercial 20nin1 Ul"9a the followlnl atteria are met: 

f) The project fs needed to serve tourtsts or local residents and cannot 
be appropriately located wtthfn estal>Ushe_d commercial areas: 

U) The density and scale of the project ts sensitive to the prevaflinl 
chafKt« of surrouncHna lands; 

iii) The project, thf'OUlh Its exterior finishes enhances the aesthetics of 
the netahbourhood; · 

iv) The project's parkine requirements can be satisfied on-site and wm 
not uiiduly affect neilhbCJurinl residences; and 

v) 'l'tle proponent demonstrates that the nelahbot«hood has been 
consulted and residents have had an opportunity to express their 
concems. 

[Amendment Bylaw [No. 6], 2010, No. 27)0·AdoptedMai15,1010) · _ 

j} In mbced commerdal and multf·un't residential develapments, butlcUnp up to 12 storeys 
in heiiht and with a floor area ratio of up to 3.0 for the residential portion of the _ 
bUildtnt may be acceptable. -

K) Development proposals with heights andlor denstttes treater that\ those set out tn 
Sedion 2.3.2 (jl may be considered, where appropriate, throuth VArtances to zont,.. 
and / or parkir\I retulations and density bonusina of floor space Where new commeR:iat 
butldfnp provide affordable, acce1S1ble, or special needs housina untts or amenities for 
the benefit of the community. -



Extract ~m &qulmalt Offkfat Communi/y Plan 
Adopted Marth 2007 

9.4 Develf:?pment Permit Area No. 2 - Commercial 

9.4.1 Scope 
All lands .desfpated. C~mmeidal o~ Schedut~ "C"-. are part of. DPA ·No. 2. 

. . 

9.4.2 Cat91ory . 
section 919(1)(f) of the Local Government Act -form and character; cornmercfal. 

9.4.3 Justiflcatton 
TracfttionaUy, Esquim1tt's comm-erdal areas have not been devet~ on the basis' of a 
particular theme or conoept. The desian and form of commercial development has been rather 
haphazard and, as a tesu\t, the Esquf malt Villa1e and other local commercial area~ do not ha~ 
the cohesiveness nor the attractiveness they could have. 

When asked fn a recent Questionnaire to Identify \Yhat they disliked most about Esqufmalt, an 
overwhelmin1 number of respond~nts Identified the lack of ~ downtown commercial area, with 
appropriate shops and services, and the appeara~ce of Esqutmalt Road 1n the villate ~ore. 

Where new development is to oa:ur wlthtn EsqUfmalt's commercial c.ore, that develOpment 
should add to the pedestrian appeal and overall appearance of the street throuah features such 
as eastty accessibte entrances, street ~umiture and public art, landscaping and attracttve 
exterior fimshins materials, and by thet r orientation to the street rather than to a parktna tot 
or internal square. 

The goals·fQr oe\telopment Pefulft Area No:.2 are: . . 

.a,. to en~ the a~etic' tma~e of EsqUimaws :co"m~erdat district, Partteularty th~se 
areas that are cons\dered community focal points, such as the Village, the Head · 
Street/Esquimalt Road intersectio~ and major entrance points to the municipality; 

b) to revitalize existing commercial areas by encouraging a variety of businesses; 

c) to encoura1e growth in the tax base throUlh diversified commercial development and 
redevelopment of existing commercial areas; and 

d) to encourage integrated resfdenti•tlinstitutfonat/commercial uses in commercial areas. 

9.4.4 Requ!rements of Owners of Land wtthtn th~.Development Permit 
Arel ,. 

a) OWnets of land within ~~etopment Permit Area No. 2 m~ nOt d'o any of the following 
Without flrs~ .obtat~tna a. developmen~ P~ft in ~cccr:d!inc~ With the au~elines for thts 
Deveiopment Permit Area: . : · · •• · ~ .~ · . . . . . . . . 

i) subdivide lands: or 

fl) construct or atier a· buUdfn1 or structure; . . . 
without ffrst obtaimn1 a ~lopment Permit fn accordance With the auidetlnes of thfs · 
Development Permit Area. 

b) .Exemptions: 
The foltowtng .do not require a development permit: 

t) construction of.bui\d;ngs or structures less than 10 square metres fn area; 



Extract from Esqulmtl/t Official Communfty Plan 
Adopted March 2007 

ti) minor additions to .existing structures where the floor area of the addition does 
not exceed 10 percent of the 1round floor area of the structure; 

Hi) eme11entY repairs to existtn1 structures and public walkways where a potential 
safety huard mm; 

lv} fences: . . 
· v) the cuttinl of trees es permitted ~the mun,~pet tree e>rotectton bylaw; and . 

vi} reptacement or changing of existing stsns, provided the sian area ·is not to be 
increased. · 

9 .4. 5 Guidelines for Own.ers of Land within the Development Permtt Area 

a) 

b) 

c) 

d) 

e) 

f} 

g) 

h) 

f) 

commercial bulldlna facades shoutd be 
apprq>riate to a pedestmn shopping area wtth 
wtndows fadnt the street and doors opening 
onto the street rather than onto a courtyard or 
laneway. (See lmige) 

Omamenu\ lithtitll that not only hf1h\ights the 
buildine but a\so increases the amount of tight 
failing onto pedestrian areas should be used 
wherever possible. However, commerda~ 
lighting should not create unnecessary glare or 
shine d;rettly into nelghbourlng residential 
properties. · 

'6uildtng5 ~houid be designed and sited to . 
minimize the creation of shadows on pubttc 
spaces. 

Where possible, weather protection (i.e. awnings and canopies) should be prpvidecf above 
all pedestrian wa\kways f ncludina walkways to on·site parking ar'8s. 

Off ·street parking areas should be located either at the rear of commercial buildings or · 
undersround. Surf ace parking should be screened with landscaping. Large parktna areas 
shou\d contain additional Islands of landscapina. 

The desi1n of new commercial butldinas, including areas use fO( Plrkint, should 
incorporate Crime Prevention through Environm~ntal Desian (~TEO) principles. 

Buildtngs may be located at the front prope.rty line tn order tO aiate a pedestrian·or1ented 
envtronmen~, · ~t 'tt'here v~kJe visibility is affected and on those streets that have 
been identified as re~ring f~re road wfdenfnt., ~ • · · 

Landscape screentn1 and tendng should be lacated around out~r stori1~ are~ and 
garb11e and recycUna receptacles. 

.· 

Retention and protection of trees and the natural habftat is encouraaed Wherever. p~ibte. 
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I M P L I C AT I O N S  TO 
C U R R E N T  P R O J E C T 

C L I E N T

C O M P L E T E D

P R O J E C TMDI worked with the Town of Qualicum Beach to draft guidelines for 
managing rain water runoff in local  development projects. The Town of 
Qualicum Beach Green Laneways project evolved out of a curiosity over 
whether largely undeveloped and treed laneways could do more than 
simply provide lot access for parking or municipal services. 

The objectives of the guidelines were to protect watercourses, to 
reduce the need for heavy infrastructure upgrades, and to protect 
existing municipal drainage works.   Our project team developed 
schematic designs for public and private lands that integrate rain water 
management facilities alongside pedestrian circulation, bicycle lanes, 
vehicle access, parking and typical infrastructure.

The guidelines assist land developers in planning and designing 
development projects, in the Town of Qualicum Beach, to manage rain 
water runoff using on-site Low Impact Development Practices and/or 
suitable Rain Water Best Management Practices (BMPs). 

TO W N  O F 
Q U A L I C U M 
B E A C H  G R E E N 
L A N E WAY S  

• Low Impact  Development 
P lanning and Design 
Guidel ines

• Rainwater  Management 
BMP Select ion and Design 
Process

• Green Infrastructure and 
Community  P lanning with 
considerat ion of  C l imate 
Change Impacts

• Redevelopment scenar ios 
/  case studies

• Watershed and Marine 
Stewardship  -  water 
qual i ty,  habitat ,  and 
volume management 
object ives

TO W N  O F  Q U A L I C U M 
B E A C H

2013

building roof

Retained and/or 
planted trees

Absorbent 
Landscape.
See Stormwater 
BMP Details for 
description and 
design details.

Rain Garden

See Stormwater BMP 
Details for description 
and design details.

Overland flow path or pipe
to street swale system.

garage roof
garage

roof

Rain Garden

Treatment Type Area (sq m)

Impervious Areas 
(sq m) Rain Garden Absorbent 

Landscape

Garage / Building Roof 794 39.7 -

Patio / Walkway 130 - 65

Driveway 50 2.5 -

Sizing factor for rain gardens is based on Rain Garden in Stormwater BMP Details.

21Town of Qualicum Beach             GREEN LANEWAYS PROJECTMARCH 31, 2013 205-520 Culduthel Road
Victoria, BC  V8Z 1G1

Phone:               250.412-2891
Fax:                    250.412-2892
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Figure 14. Green Laneways Options

17Town of Qualicum Beach             Green laneways ProjecTMarch 31, 2013

URBAN

RU
RA

L 
W

/ 
BI

KE
 L

A
N

E

RU
RA

L

COLLECTOR

Rain gardens at spacing 
and size determined by 
rainwater management 
requirements.

Street Type Catchment Area 
(for rainwater 
managment 
calculations).

Gravel verge

Bicycle lane
Sidewalk

On-street
parking, as

required by
municipality

Swale
drainage

Surface
drainage

from street

Figure 11. Green Street Study

NEIGHBOURHOOD SCALE 
LID AND BMP TESTING

SITE SCALE 
LID AND BMP TESTING

PREFERRED R.O.W. TREATMENTS 
(GUIDELINES)



We would like to thank the following members of the West Bay Design 
Guidelines Stakeholders Group whose local insight and involvement in 
the process was of great benefit to the  development of these design 
guidelines. 

West Bay Design Guidelines Stakeholders Group:
Brian Emmett
Kris Samuels
Lieutenant-Colonel Ulpiano Honorio
Carolyn Gisborne
Christina Clarke
Laurie Hurst
Jeff Miller
Janice Rose
Scott Hartman
Liz Dill
Jim Witter
Peter Hardcastle
Mark Lindholm
Sally Reid
Katrina Dwulit
Julie Flatt
Carole Witter

Submitted: 10 September, 2015.



Township of Esquimalt - West Bay Neighbourhood Design Guidelines 3

Table of Contents

1.  Purpose & Overview............................................................................................................1

2.  Design Vision & Principles..................................................................................................7

3.  Design Guidelines................................................................................................................8

Overview....................................................................................................................................................8

A Friendly Face to the Street ..................................................................................................................9

Guidelines: Commercial and Mixed-Use Buildings............................................................................9

Guidelines: Residential Buildings....................................................................................................... 13

Neighbourliness..................................................................................................................................... 16

Architectural Concept: Achieving a Human Scale........................................................................... 18

Height...................................................................................................................................................... 21

Green Healthy Buildings & Open Spaces.......................................................................................... 22

Public Realm Design: Pedestrian Comfort & Safety........................................................................ 24

Recommended Public Realm Improvements................................................................................... 25

4.  Site Specific Guidelines: Harbourfront Urban Village High Street  ..........................26





Township of Esquimalt - West Bay Neighbourhood Design Guidelines 1

The Spirit of West Bay
During the West Bay Design Guidelines Stakeholder Workshop, we 
asked:  “What words capture the spirit of West Bay?” The following is a 
summary of responses:

Green

Shores

Layers 

Gem 

Friendly  Water’s-edge Village Life 
Near 

Destination  

Charm

Gateway to Harbour/Town

Walkable

Diverse

Good Life in Neighborhoods

Marine 

Colourful

Fun

Character

Complete

Healthy

Water(front)

Purpose and Overview
These design guidelines were developed through a collaborative, 
community-based process to ensure new development enhances 
rather than detracts from West Bay’s unique and rich character and 
identity.  These design guidelines focus on the interface between and 
integration of public and private lands towards the preservation and 
enhancement of  the identity, social vitality and overall liveability that 
characterizes the West Bay neighbourhood.  This includes integration 
with federal Department of National Defense (DND) lands, integration 
of local ecosystems, and connection to the harbourfront and the 
range of recreational and other activities associated with the working 
harbour.  

This document includes:

•	 An inventory and analysis of neighbourhood design characteristics;

•	 A vision statement and set of design principles as the rational for 
the design guidelines; 

•	 Development Permit Area design guidelines for Form and Character;  

•	 A set of general design guidelines and recommendations for public 
realm design and improvements; and,

•	 Specific guidance on site planning and design for development 
opportunity sites along Head Street south adjacent to the 
harbourfront and including the “Triangle Lands”,  are also included. 

1.  Purpose & Overview
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Neighbourhood Characteristics: Photo Essay



Township of Esquimalt - West Bay Neighbourhood Design Guidelines 3

WEST BAY

DND WORK POINT

LYALL ST

HEAD ST

ESQUIM
ALT

 RD

WOLLASTON ST

LA
M

PS
O

N
 S

T

DUNSMUIR RD

PARADISE ST

M
AC

A
U

LA
Y 

ST

FERNHILL RD

JO
FF

R
E 

ST

GORE ST

WYCHBURY AVE

LAMPSON PL

BRYD
EN

 C
O

U
RT

NORMA CRT

W
EST BAY TCE

WORDSLEY ST

G
ARRETT PL

SEA TERRACE

³

Esquimalt Village Plan
Location

³
Westbay Neighbourhood

1m Contour

5m Contour

Westbay Boundary

Parks and Green Space 1:1,000

West Bay Ortho Photo and Study Area



Township of Esquimalt - West Bay Neighbourhood Design Guidelines4

Neighbourhood Characteristics: 
Topography and Building Massing (Existing)
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Neighbourhood Gateways

View Termini

Active Retail Streets

View Cone

LEGEND

Neighbourhood Characteristics: 
Opportunities Diagram
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West Bay Neighbourhood  - OCP Land Use
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West Bay is a thriving, attractive and walkable harbourfront 
neighbourhood. Its unique identity and sense of place is shaped 
by the natural and human history of its marine environment. A 
diverse mix of local, pedestrian-oriented shops, businesses and 
housing, together with active and attractive streets, harbourfront 
recreation, and sunny open spaces with strong connections to the 
harbour, make this a truly liveable neighbourhood and a popular 
destination for locals and visitors. The built, historical and natural 
environments are sensitively integrated to ensure a healthy 
shoreline and upland ecology.

The following design directions for the public realm were identified 
through the workshop to help maintain and enhance the unique 
identity of West Bay:

•	 Strong connection to the harbourfront: Maintain and enhance 
visual and physical connections to the harbour and harbourfront 
trail network.

•	 A walkable neighbourhood: Publicly accessible buildings present 
a friendly face to streets and open spaces to make them active, 
attractive and inviting to pedestrians. Make connections within and 
to adjacent neighbourhoods to make walking easy.

•	 Human scale: Use architectural features, details, and site design 
elements that are of human proportion and clearly oriented for 
public, pedestrian activity. A building has good human scale if its 
details, elements, and materials allow people to feel comfortable 
using and approaching it on foot.

•	 Marine ecology: Enhance, restore and celebrate the unique marine 
and upland ecology. Layer and integrate mobility, recreation, 
stormwater, habitat and ecological systems in the context of the 
working harbour.

•	 Harbourfront community & identity: Ensure building and open 
space design that supports and enhances the unique sense of 
community and identity, including its architectural and marine 
heritage. More broadly, this includes the rich natural and human 
history of the area and associated expression of local culture, festivals, 
and gathering at and near the harbour front and water’s edge.

•	 Neighbourliness: Ensure new development responds positively 
to the existing context by ensuring a sensitive transition in scale, 
by minimizing view and shadow impacts, and by responding 
to the positive design characteristics, if only subtly, of adjacent 
development.

Vision

Design Principles2.  Design Vision & 
Principles

Photo courtesy: Josh McCulloch, PictureBC
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3.  Design Guidelines

Overview
Urban design is the comprehensive and cohesive combination of 
buildings, streets, open spaces and the natural environment and 
has, as its objective, the creation of memorable public spaces. 

The essence of good urbanism is determined by the relationship 
between:

•	 the built and natural environments, and 

•	 the public and private realm - the areas between buildings and 
public open spaces - at street level. 

Buildings, streets, and other public open spaces scaled for human 
comfort and use are essential to the creation of a functional, 
aesthetically rich and vibrant neighbourhood.  Building fronts and 
their orientation to streets and public open spaces are therefore 
the strongest determinants of the character and quality of 
neighbourhoods. 

The design elements and approaches on the following 
pages provide a starting point and preliminary framework 
in maintaining and enhancing what is special, unique and 
wonderful about West Bay. They also provide a foundation 
to ensure new development and public realm improvements 
contribute to a vibrant, safe and accessible neighbourhood 
environment that encourages walking and street life while 
creating a unique social and physical environment  that 
celebrates the beautiful natural setting of West Bay.

 

  

Photo: Joaquin Karakas

Photo: Joaquin Karakas
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A Friendly Face to the Street 
INTENT

•	 To define residential and commercial streets with active and 
attractive building fronts that have a positive orientation to streets 
and other public open spaces.

•	 To ensure buildings are sited and designed to be welcoming, and to 
encourage street vitality, visual interest, and safety.

GUIDELINES: COMMERCIAL AND MIXED-USE 
BUILDINGS

•	 Locate publicly oriented active uses at grade and at or near the 
sidewalk edge. 

•	 Incorporate transparent shop-front windows, frequent entrances, 
weather protection and pedestrian oriented signage into ground 
floor facades;

•	 A signage and lighting program for any commercial development 
should be designed as a totality, with signs, lighting, and weather 
protection architecturally integrated from the outset.

Active uses oriented to public streets and openspaces creates vibrant and 
attractive neighbourhoods (above, below and below left)

 

 

Photo: Joaquin Karakas

Photo: La Citta Vita, Flickr

Photo: Joaquin Karakas
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•	 Provide pedestrian access to storefronts and businesses from 
the adjacent public street, and orient upper-storey windows and 
balconies to overlook adjoining public open spaces.  

•	 On corner sites, develop street-facing façades for both streets. 
Design front elevations with pronounced entrances oriented to the 
corner and/or primary streets.

•	 Locate on-street parking at the curb in front of shops.

•	 Avoid locating off-street surface or structured parking adjacent 
to active public streets and open spaces. Locate off-street parking 
behind or underneath buildings. Laminate or wrap any above 
ground structured parking with active (residential or commercial) 
uses to buffer structured parking from public open spaces.

•	 Achieve a minimum glazing area of 75% for frontages at grade 
along all commercial streets. Clear site lines from inside buildings to 
open public spaces should allow for casual surveillance of the street 
and sidewalk, and store interiors should be visible from the street.

Orient active  frontages towards streets. 

A shop front buffers public space from above ground structured parking.

Photo: Joaquin Karakas

Frequent entrances along the street and upper storey balconies 
overlooking public open spaces adds to street vitality.

On corner sites, develop street-facing façades for both streets. . 
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•	 Incorporate frequent entrances into commercial frontages facing 
public streets with a desired maximum spacing of 10 m. 

•	 Recessed entrances to buildings from the sidewalk or property line 
are encouraged in order to provide for door swings, to protect the 
entrance from rain or snow, and to emphasize building entrances. 

•	 Incorporate plantings, attractive lighting, signage, paving details, 
furnishings, street trees  and other landscape details to create a 
comfortable, attractive, unique and well defined public realm.

10 m 10 m 10 m

Paving details, pedestrian oriented signage, furnishings and other landscape 
details add character.

Photo: Joaquin Karakas

Photo: Joaquin Karakas

Transparent shop fronts with lots of glazing and frequent entrances help create a 
welcoming and attractive streetscape (above and right)
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•	 Avoid expansive blank walls (over 5 m in length) and retaining walls 
adjacent to public streets. When blank walls and retaining walls 
are unavoidable, use an appropriate design treatment, such as the 
following:  

»» Install a vertical trellis in front of the wall with climbing vines or 
other plant material

»» Set the wall back slightly to provide room for evergreens and 
conifers to provide year-round screening

»» Provide art (a mosaic, mural, relief, etc.) over a substantial 
portion of the wall surface

»» Employ quality materials of different textures and colours to 
make the wall more interesting visually

»» Provide special lighting, canopies, awnings, horizontal trellises 
or other human-scale features that break up the size of the 
blank wall surface and add visual interest 

»» Incorporate walls into a patio or sidewalk café space 

»» Terrace (step down) retaining walls

When unavoidable, blank walls should be screened with 
landscaping or through incorporate of a patio cafe or special 

materials  to make it visually more interesting.

Screen 

Incorporate plantings and other landscape details such as banners.

Photo: Joaquin Karakas

Photo: PicturesBC

Photo: Dan Burden
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GUIDELINES: RESIDENTIAL BUILDINGS

•	 Site and orient multi-plex,  townhouse and apartment buildings 
to overlook public streets, parks, walkways, and communal spaces, 
while ensuring the security and privacy of residents. 

•	 incorporate individual entrances to ground floor units in residential 
buildings that are accessible from the fronting street. This provides 
easy pedestrian connections to buildings, encourages street activity 
and walking, and enhances safety.

•	 Residential entries should be clearly visible and identifiable from the 
fronting public street to make the project more approachable and 
create a sense of association amongst neighbours.

•	 Emphasize front doors by incorporating a front patio or stoop and 
orienting front entryways prominently towards public streets and 
open spaces.

•	 Incorporation of a semi-elevated front entry way (1 m - 1.5 m) is 
encouraged  to create a semi-private entry or transition zone to 
individual ground floor units. For these units, ensure an alternate 
access point that is accessible by wheelchair. 

Incorporate a front patio or stoop to create street activity and 
association among neighbours  (above, below and below left)

Photo: Joaquin Karakas

Photo: Joaquin Karakas

Photo: Dan Burden
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•	 Locating off-street surface parking behind or underneath  buildings. 
Off-street surface parking located between the front of the building 
and the public sidewalk or adjacent to other public openspaces 
is strongly discouraged and should be avoided. When parking is 
accessed from the fronting public street, recess parking garages and 
entrances from the front face of buildings. 

•	 A landscaped transition zone in between the entryway and public 
sidewalk should be considered on streets with high traffic volumes. 

•	 Apartment lobbies and main building entries should be clearly 
visible from the fronting street with direct sight lines into them. 
Where possible, apartment lobbies should have multiple access 
points to enhance building access and connectivity with adjacent 
open spaces. 

Direct sight lines into elevator lobbies are safer

Locate off-street parking behind or underneath buildings, but never between the 
front face of a building and the fronting public street. .

Consider using a landscape transition zone between entryways and public 
sidewalks.

Photo: Joaquin Karakas

Photo: Franc D’Ambrosio Architecture and Urbanism
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VISUAL & PHYSICAL CONNECTIONS 	
TO THE HARBOUR 

•	 Physical and visual connections to landmark buildings, landscape 
features, the harbour, seascape, and other surrounding natural 
features are important components of West Bay’s character and 
identity and therefore should be preserved and enhanced. 

•	 New development and landscaping should frame rather than block 
public views of parks and openspaces, natural features, prominent 
buildings, public art, and the harbour.

•	 Locate and design buildings to preserve public street-end views 
(and where possible private views) to the harbour  

•	 Where possible, create new public connections to harbourfront uses 
and activities at the waters edge, specifically Sailor’s Cove,  Hidden 
Harbour, and West Bay Marina’s

•	 Mark/celebrate corners and street-end views through building and 
open space design.

•	 Water access and views to the West Bay harbourfront and upland 
neighbourhood from the water are equally important elements of 
West Bay’s identity. Therefore future development must consider 
visual and physical connections to the neighbourhood from the 
water in considering future development. 

Create new public connections to harbourfront uses 
and activities.

Maintain street-end views to the harbour-front

Photo: Franc D’Ambrosio Architecture and Urbanism

Photo: Bill Brown

•	 New development adjacent or near to the harbourfront should 
respond to relevant sections of the The Province of B.C. “Flood 
Hazard Area Land Use Management Guidelines” (2004) (http://
www.env.gov.bc.ca/wsd/public_safety/flood/pdfs_word/
guidelines-2011.pdf ).
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Neighbourliness
Buildings should respect adjacent properties by siting and 
designing new development to minimize disruption of the 
privacy and out-door activities of residents in adjacent buildings, 
and by ensuring buildings are sited to compliment the type, 
scale, and use of adjacent buildings.

GUIDELINES

•	 New projects should provide a sensitive transition to near-by, 
less-intensive zones or ares with different uses. Projects on 
zone edges should be developed in a manner that creates a 
step in actual or perceived height, bulk, and scale between the 
anticipated development potential of adjacent zones.

•	 Buildings and groups of buildings should step down to be 
similar in height to adjacent buildings. This allows for an 
effective transition in scale and  adequate sunlight penetration 
into open spaces and adjacent properties.

•	 In a mixed use project adjacent to a less intensive zone, the 
more compatible use and building type should be sited near the 
zone edge.  

•	 Face similar uses across the street and at compatible scales; 
avoid building scale differences of more than 2 storeys across 
streets.

•	 Locate development to minimize view impacts on existing and 
planned future development. 

•	 Buildings should be positioned and scaled to minimize the 
impact of shadows on adjacent open spaces, buildings, and 
within the project.

•	 Sun shade diagrams for the Winter Solstice will be required only 
when significant impacts are expected such as shading solar 
panels

»» Winter Solstice: 9 a.m., 12 noon, 3 p.m.

Sun shade analysis and diagrams help determine the siting of 
buildings to minimize overshadowing of adjacent open spaces 

and buildings

Transition in scale to existing context
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•	 Locate open space (plazas, parks, patios, cafes, etc.) south of 
permanently shading structures. 

•	 Locating off-street surface parking in front of buildings, at 
prominent corners or intersections, immediately adjacent to public 
sidewalks and open spaces, and other public oriented active 
openspaces is strongly discouraged and should be avoided. 

•	 Minimize impacts from sloping sites on neighbouring development. 
Examples of treatments to minimize impacts include using terraced 
retaining walls of natural materials, or stepping a building to 
respond to the slope.

•	 Views from upper stories of new buildings should minimize 
overlook into adjacent private yards, especially in less intensive 
areas.  Following are some strategies which can be used to achieve 
this guideline:

»» Increase building separation so that the face of the building and 
hence the windows are setback farther from the property line.

»» Take advantage of site design that reduces impacts by using, for 
example, an adjacent ground floor area for an entry court.

»» Stagger windows to not align with adjacent, facing windows.

»» Primary windows into habitable spaces should not face interior 
side-yards

Protect privacy by placing primary (view) windows towards front  
and rear yards rather than interior side yards.

Minimize overlook into adjacent private yardsThis building steps down to the slope to reduce the visual impact from it’s massing

Photo: Joaquin Karakas
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OVERVIEW AND INTENT

These general guidelines  for architectural  are not intended to be 
prescriptive, but rather to encourage flexibility and innovation in 
building design and character.  The overall intent is to create buildings 
and other structural elements that are scaled to the pedestrian, 
encourage pedestrian activity and welcome users.

Human Scale 

Achieving human scale refers to the use of architectural features, 
details, and site design elements that are of human proportion and 
clearly oriented for pedestrian activity. A building has good human 
scale if its details, elements, and materials allow people to feel 
comfortable using and approaching it. 

Building Articulation 

Many street frontage design elements, both horizontal and vertical, 
help to create an interesting and welcoming streetscape. These include 
building materials, special ground floor design treatments, façade 
modulation, corner treatments, building step-backs for upper storeys, 
and façade elements such as window treatments, building entries, and 
other architectural details. All of these help define the public realm as a 
welcoming place.  

Architectural Concept: 
Achieving a Human Scale

Human scale elements and building articulation arranged in a modern composition.
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GENERAL GUIDELINES

•	 The design of new buildings and renovated existing buildings 
should express a unified architectural concept that incorporates 
both variation and consistency in façade treatments (for example, 
by articulating façades into a series of intervals).

•	 Design buildings to express their internal function and use. 

•	 Incorporate into building façades a range of architectural features 
and design details that are rich and varied to create visual interest 
when approached by pedestrians. 

•	 Examples of architectural features include:

»» Building height, massing, articulation and modulation 

»» Bay windows and balconies

»» Corner features accent, such as turrets or cupolas  

»» Decorative rooflines and cornices 

»» Building entries

»» Canopies and overhangs

•	 Examples of architectural details include: 

»» Treatment of masonry (ceramic tile, paving stones, brick 
patterns, etc.)

»» Treatment of siding (for example, the use of score lines, textures, 
and different materials or patterning to distinguish between 
different floors)

»» Articulation of columns and pilasters

»» Ornament or integrated artwork

»» Integrated architectural lighting

»» Detailed grilles and railings

»» Substantial trim details and moldings 

»» Trellises and arbors 
Incorporation of a range of architectural details and features make this 

mixed-use building attractive when approached by pedestrians 
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•	 Locate and design entrances to create building identity and to 
distinguish between individual commercial and/or residential 
ground floor units. Use a high level of architectural detail and, where 
appropriate, landscape treatment to emphasize primary entrances 
and to provide “punctuation” in the overall streetscape treatment. 

•	 Design balconies as integral parts of buildings and to maximize 
daylight access into dwellings through the use of glazed or narrow 
metal spindle guardrails.

•	 Clearly distinguish the roofline from the walls of buildings (for 
example, through the use of a cornice, overhang, or decorative 
motif ). 

•	 Windows can be used to reinforce the human scale of architecture 
by incorporating individual windows in upper storeys that:

»» Are vertically proportioned and approximately the size and 
proportion of a traditional window

»» Include substantial trim or molding 

»» Are separated from adjacent windows by a vertical element

»» Are made up of small panes of glass

»» Are separated with moldings or jambs but grouped together to 
form larger areas of glazing

•	 The use of figured or frosted glass or tinted glazing is discouraged 
for windows facing the street except for compatible use of stained 
glass or where figured or frosted glass comprises a maximum 20% 
of the glazing. This creates a welcoming, visually interesting and 
transparent street frontage.

•	 In general, new buildings should incorporate natural building 
materials into façades to avoid a “thin veneer” look and feel, and 
combined with more modern treatments, such as glass, concrete, 
and steel. 

•	 Vinyl siding, large expanses of stucco, swirl type stucco,  and vinyl 
for window frames  are generally discouraged. 

Design entrances to distinguish between individual commercial and residential.

Photo: Franc D’Ambrosio Architecture and Urbanism
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Note:  Six (6) stories may be allowed on the 
Triangle Lands where it is clearly demonstrated 
that the siting of the building and the 
additional storey does not significantly increase 
the sun shadow beyond what is contemplated 
by these guidelines based on the “Conceptual 
Siting, Form and Massing” illustrated on page 
33

Height Future Study Area: 
Esquimalt Road Corridor
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•	 Building design and site planning should reduce  the overall 
“ecological footprint” (energy use, waste, and pollution) of new 
development while also maximizing liveability. This can be achieved 
by maximizing passive lighting, heating and cooling, providing 
usable outdoor amenity spaces, and being responsive to the 
existing ecosystems and natural context. 

•	 Design residential buildings to receive daylight and natural 
ventilation from at least two sides of the building, or from one 
side and a roof.  Where possible, dwellings should have a choice of 
aspect: front and back, or on two sides (for corner units).

•	 Dwelling units with exterior access on only one side should always 
face a good view or the direction of the sun (ideally both) and are 
most suitable as wide frontages with shallow floor plans to allow 
adequate penetration of daylight.  

Green Healthy Buildings 
& Open Spaces

Incorporate common areas as defining elements of projects.

Photo: Joaquin Karakas
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•	 New buildings should not block significant views or solar access to 
adjacent buildings and open spaces. 

•	 Incorporate courtyards, greenways, gardens and other common 
areas as defining elements of projects. 

•	 Where at-grade space is limited, rooftop patios, gardens and 
courtyards are encouraged.  

•	 Retention and infiltration best management practices for rainwater 
should be used as appropriate.

•	 Residential buildings should incorporate direct access to a usable 
private outdoor space such as a patio, balcony, or upper level terrace.  

A landscaped pathway located adjacent to this residential building partially 
screens the lower floor units from the park (foreground) while also softening the 

building’s appearance, helping to integrate it into the landscape.

Use best management practices for rainwater 
where appropriate.

Photo: Joaquin Karakas

Photo: World Landscape Architecture
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Public Realm Design: Pedestrian 
Comfort & Safety

INTENT

To ensure that the design of streets and open spaces creates visual 
interest, comfort, and safety for pedestrians and contributes to a 
unique local identity and sense of place for West Bay.

GUIDELINES

•	 Provide a continuous planting of street trees along both sides 
of neighbourhood streets, with priority for the Head Street 
South Village High Street and Esquimalt Road as indicated in the 
Recommended Public Realm Improvements map on page 25.

•	 Provide zebra- or ladder-painted crosswalks, or crosswalks made of 
special paving materials, at all key pedestrian crossings to increase 
driver awareness. 

•	 Incorporate corner bulges into streetscape design in key pedestrian 
areas to enhance pedestrian crossings and provide space for 
landscaping, seating, rain gardens and public art. 

•	 Provide adequate public streetscape amenities including benches, 
planters, garbage receptacles, bike racks, and distinctive bus 
shelters in areas with high pedestrian activity. 

•	 Café tables are permitted and encouraged on public sidewalks in 
retail areas   

•	 Pedestrian-oriented lighting should be provided with priority 
for high–activity pedestrian areas such as along Head Street and 
Esquimalt Road. 

•	 Small plazas and squares should be incorporated in prominent 
locations with good solar gain, such as at Lyall and Head Street.  

•	 Public art should be incorporated into parks, plazas and other key 
activity areas, especially at gateways and entry points, to enhance 
the sense of identity and entry into the  neighbourhood. 

Rooftop gardens

Residential 
above

Street trees 
everywhere

Colourful 
banners

Plant 
boxes

Cafe 
activity

Large 
sidewalk

Bike 
facilities

On-Street 
Parking

Photo: PictureBC
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Recommended Public Realm Improvements
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4.  Site Specific Guidelines: Harbourfront 
Urban Village High Street  

An important objective in the development of the design guidelines to 
address local concerns about density, height and massing, shadowing 
and view impacts, as well as the interface between federal lands and local 
ecosystems, specifically, in the harbourfront urban village area centred on 
Head Street South between Lyall and Paradise Streets.  To this end, the these 
guidelines were developed with input and feedback from neighbourhood 
stakeholders.  This included an integrated design workshop (charrette) where 
design concepts and approaches for both public and private realms were 
developed.  The sketch examples on this page were produced during this 
charrette.

This section is intended to provide site planning and design guidance and 
recommendations for this part of the West Bay Neighbourhood, based on 
stakeholder input.   It is important to note that the concepts and illustrations 
on the following pages do not represent a development proposal, but rather a 
conceptual implementation of the preceding West Bay Neighbourhood Design 
Vision, Principles and Guidelines. 

Sketches from the West Bay Design Workshop (above and below)
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URBAN VILLAGE HIGH STREET LOOKING NORTH-WEST AT CORNER OF HEAD AND LYALL STREET

Maximum 5 storey 
building height

New public connection 
to harbourfront and 
Hidden Harbour Marina

Urban Village high street 
defined by low scale 
buildings with active fronts 
and lush street tree canopy

Landmark corner plaza located at 
south gateway  to urban village 
with views to harbourfront

Harbourfront 
retail, food and 
beverage uses
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URBAN VILLAGE HIGH STREET (HEAD STREET SOUTH) LOOKING SOUTH

Maximum 3 storey street 
wall along Head Street south

Marked (zebra striped) 
pedestrian crossings at 
Gore and Lyall Streets

Continuous planting of 
street trees along south-
west side of Head Street

Landscaped bulb-
outs and parking 
bays on  north-east 
side of Head Street

A rhythm of pedestrian 
oriented shop fronts and 
entryways  line the street 
with sidewalk cafes and 
other uses spilling out onto 
the sidewalk 

Street trees, pedestrian 
oriented lighting and banners 
line either side of the 
street. 
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LOOKING NORTH TO HARBOUR AND URBAN VILLAGE HIGH STREET

Publicly oriented active uses 
activate the harbourfront

Parking areas along the 
harbourfront represent great 
redevelopment opportunities where 
appropriate 

Continuous walking connecting 
Songhees to West Bay Urban 
village/marina and beyond 
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VIEW TO TOWARDS URBAN VILLAGE HIGH STREET FROM THE HARBOUR LOOKING WEST

Water access and views to  the 
West Bay harbourfront and upland 
neighbourhood from the water are equally 
important elements of West Bay’s 
identity. 

New development scaled to be 
compatible with, and not overwhelm, 
harbourfront character and identity.  
Also exhibits the transition massing 
from existing 7 storey on DND land.
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VIEW FROM FUTURE BUILDING LOOKING SOUTH-EAST TO HARBOUR ACROSS URBAN VILLAGE HIGH 
STREET AND CAPTAIN JACOBSON PARK

Upper storeys step back to 
let sun onto urban village high 
street

Scale and character of new 
development respects existing  
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HEAD STREET LOOKING SOUTH TOWARDS GORE AND LYALL

Enhanced view corridor

Landmarking view Termini 
(from upper Head Street.)

‘Village’ building at 
view termini

Traffic calming bulbs and 
enhancements to the 
pedestrian environment, 
with potential to integrate 
stormwater management.

Continuing Songhees 
Walkway onto Head 
Street
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URBAN VILLAGE HIGH STREET: CONCEPTUAL SITING, FORM AND MASSING 

Large massing needing a 
transition

Masses oriented to let 
southern light into spaces 
between buildings

New intersection

Continuous walkway

Continue walkway 
onto Head Street

Legend

	 Conceptual massing

	 Continuous Boardwalk/Walkway

Improved view corridor

Public realm enhancements 
opportunity areas

View on page 32.
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Transition in massing 
towards harbourfront

New intersection

Preserve and highlight 
heritage building

View termini

Landmark corner plaza 
located at South gateway 
to urban village, with 
views to harbourfront.  
See sketch on page 27.

View on page 28
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Streetscape Guidelines
OVERVIEW

The design, construction and maintenance of streetscapes in the West 
Bay Neighbourhood  should serve to reinforce its unique identity by 
incorporating: 

1.	 Strong connection to the harbourfront; 

2.	 A walkable neighbourhood;

3.	 Human scale;

4.	 Harbourfront ecology;

5.	 Harbourfront community & identity, and 

6.	 Neighbourliness. 

To illustrate the integration of these principles four typical streetscape 
sections and plans are presented below. These include Head Street 
North, Head Street South, Lyall Street West, and Lyall Street East.  The 
sections focus on Public Realm improvements within two distinct areas 
of the West Bay Neighbourhood; West Bay Urban Village Gateways and 
West Bay Urban Village.

WEST BAY URBAN VILLAGE GATEWAY

West Bay Urban Village is accessible by Lyall Street and Head Street. 
Both streets currently have 18m wide Right of Ways (R.O.W) and 
accommodate two way traffic in standard 4.25m wide lanes. Objectives 
for the Lyall Street and Head Street Gateways include: improving the 
pedestrian environment, maintaining on-street parking, improved 
wayfinding,increased tree canopy, and integrated stormwater 
management. The Lyall Street West section shows a typical treatment 
through an existing residential lot on Lyall across from the Department 
of Defense (DND) lands. The Head Street North section shows a typical 
treatment near the intersection of Head and Esquimalt.

View on page 28

Integrated Storm Water Management, 
The Atrium building, Victoria BC

Integrated Storm Water Management, 
Reliable Controls building, Victoria BC

Photo: Murdoch de GreeffPhotos: Murdoch de Greeff

WEST BAY URBAN VILLAGE

West Bay Urban Village is located on the harbour front adjacent to the 
Marina. The area is identified for potential future development with a 
primary focus on the ‘Triangle Property’. Some of the objectives for the 
Urban Village include: increased density, creation of places to gather, 
an inviting and active public realm, and reduced speed/traffic calming. 
Both the Lyall Street East section and Head Street South section show 
typical treatments at the triangle property and suggest a ‘Skinny 
Streets’ approach with reduce travel lane widths (3.0m)
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Integrated Storm Water 
Management
Integrate rain gardens, swales, tree planting, and other suitable BMP’s 
to capture, slow, and treat storm water before in enters the harbour.

Storm Water Plaza, 
Cecelia Road, Victoria BC

Storm Water Streetscape, 
Portland, Oregon

Storm Water Traffic Bulge, 
Trent St., Victoria BC

Photos: Murdoch de Greeff Photo: Murdoch de Greeff

Photo: Paul de Greeff



8 Head street north 
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Scale: 1 :200 

Head Street North 

Head street North, near the intersection of Head and Esquimalt Road, is intended 
to act as a Gateway to the Village, Harbour, and Marina. The intent on this section 
of Head is to increase the appeal of the pedestrian environment, employ clear 
wayfinding startegies to direct traffic towards the Village and/or Harbour/Marina. 

Strategies to achieve this include: Increased sidewalk width to encourage 
walking, a double row of trees to accentuate Head as a linear corridor to the  
harbour/village, source controls such as onstreet rain gardens to treat 
stormwater, and similar building scales to reinforce the street end/harbour as 
a focal point.  Development fronting onto the east side of this section of Head 
street should maintain physical and visual permeability to the waterfront by 
integrating paseos and achieving a minimal building separation of 6 metres

� -- Neighbourliness-

Transition building heights from shoreline to upland areas to minimize 

shadow and view impacts. 

� -- Human Scale-

Utilize a double row of trees to accentuate the linearness of Head 

Street as a Gateway and the Village as a destination at the terminus. 

- - Upland Ecology-

Install onstreet rain gardens to capture, treat and slow street run off

before in enters the harbour downstream.

Walkable Neighbourhood-

Utilise vegetated boulevard strips to provide seperation from vehiclular traffic 

and increase sidewalk widths on gateway streets to promote wayfinding while 

contributing to attractive and inviting pedestrian environments. 

37



Head Street South 

Head street South, is intended to act as the communities Village or High Street. 
The intent on this section of Head is to provide public open spaces that contribute 
to a sense of being on the waterfront while supporting the commercial viability of 

the area. The West Bay Village public space should include but is not limited to 
waterfront access, space for gathering and festivals, and an attractive pedestrian 
oriented environment. 
Strategies to achieve this include: Distance to Building Height Ratios of between 
1: 1 and 3: 1, use of green building techniques to preserve the health and visual 
aesthetic of the shoreline, and transitions in scale to perserve upslope and 
adjacent views. 

Waterfront Community and Identity-

Green Roofs, street trees and building heights support eachother to reinforce 

the identity of West Bay as a Green Waterfront Community. Designs 

acknowledge views both to and from the innner harbour. 

Strong Connection to the Waterfront/Neighbourliness­

Buildings step back and transition in scale to maximize potential for harbour 

views while minimizing shadow impacts on adjacent properties. 

Waterfront Ecology-

T ree plantings intercept rainwater, reduce storm water flows through 

evapotranspiration, and provide valuable bird habitat contributing significantly to 

the shoreline ecology. 

l-.-lL----'----- - Human Scale-

O 
Head Street South 

2�--­
Scale: 1 :200 

Buildings should be between I: I and 3: I Distance to Building Height Ratio 

to create intimate and inviting public open spaces. 
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oonJfruJatioo ol lhe Re.zoning Appjlcation proaiss t>r lhe f!lllowlllg residenlal lo!s b~ a~lell ln!D a single mi ~: 

4S8 Head Slreef (Triangle E•f3!&s1 
PtO 001-84~1 Ult8. !14ock H, Seciion 11, Esquimalt Dislrlct, Plan 292 (4S8 Head SllOOQ; 
PtD 006-72(µ39, Lei 5, Bloclo; Ii. Sedion 11. Egqu!rna!t Di&!Jic1, Pion 292 [470 Head Street}; 
PIO 00().006. 722, Loi 4, Block H, Seciion 11, Esqutmal( Dis1rklt, Plan 2921472 Head Slreet}; 
PIO 009-175-024. Lot 1, BJoclc H, Sedlon 11, Eaq\Jlmatt Dlslricl, Plan 292 (515 Gore Slllleij; 
PIO 000.17~6, Lot 2, BJock H, Sedioo 11, Escjl.imailOinlcl P!an292 (509GcteSn~; 
PIO 000..704.QSD, Sirata Lot 1, Section 11, Esqutmalt D<strict, Sir.Ila Plan 509, togelher wilh an inlerwt in fhe common property In 
proportion lo lhe uott ooli•emenl o/ tho •~•Ill lot a& •hown on Rinn 1 (922 Lyall Straet]; 
PIO 000.704-$!l, Sltala Lot 2, Sedion t1' Esqulmalt0i5lrlc\. Strata Plan 509, ll:lgetllar wilh M interest In Ille c:omtMC\ properly in 
pm~ to the urL1 erl.i~oment of Ille s1ra13 lot 8$ lhO\l/ll on Form 1 (920 Lyan SlreeQ; 
PIO 009- 1i5-008, Lot6, Block H, Seclion 1 t. Esqulmalt Oislricl, Plan 292 (918 Lyall st'eel); 
and PIO 000.174-885, Lot 7. Block H, Seciion 11. Esquimalt Oblricl Plllfl 292 [912 Lyall Slleet). 

Development History 

Earfler development proposals, pr!!pllred by olhers, were presented ill public haaring June 231<', 2014 for public commenlary and oouncil 
discussion. Tllo conclu&ion of lhat public hearing was a SIJ"'6nslon of tile reznning piooess, and a request ttlat t'1& de!lgn dreclion 
pnsenled !hat evening wa9 revisod to a development direction more in keeping wllh commenls l1Qlllled fRllll bolh !he public and t11e 
counaltn. 

tfillel Aldlllllcfure Inc. was retained to prepare tllat ....;soo Dewlopment Prop0$al. Hilel AtdlilooUe "1c. re,.jewed all writtsti 
conmert~. publi<; input fmm lJlatpubllc ~ and ooomdlor r.anment91Y. 11\!el Arctl\edu!e engaged in 9 pubic oonsullalion wilh 
the Wesll>ay Nelghbowllood residenlll and local business membo~. Fol~g ttiose ~ier engagement meetings a po!enUal design 
dlrnciion emerged. As tllose meetings continued !lie project Olldelling oonUnusd to adjust as oommentary was recorded. The oons~n 
pro""!'s elq)Qnded to Etquimall Plann111, tile Oin!Cblf of EOOllOMc Oeveklpmetl!. Esqoim1!lt ~ s!aff tor botlt aw seMcea and 
r.insportalloo. Meefings ware held lllilh re~nlatives Qf 1he W811bay ReslOenlo Assoc:ialion and t"8 Esqulmalt Ch•mber of Commerce. 
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The p<lblic consultllion process has lnYOMid O'ler a dazan meelinl)S 00$ on one 1IO'.h key m «i<bals. ~ stif, presenlalions lo 

~ audienoes, and each time lhe project evolved and benefiled. The public consullation prooess 0011<*Jded wi"1 records in bolh 
powerpolnt presentations and 1"fil!ell materials whicll tonned the basis of Ille booldet submitted herein Ha part of lhis sullrrJssion 
ir.das• and~ 1he Weslbay Trialgl& °"'1J!o!!ment Gui<!6!ine<. "8 oopi8a llllve a:ready boen made e~a:ble for ttdJ ooum:illor, 
8f1'I plMning &1alf- ono t8COll1 copy is subm~ herein. 

Al thiuame tme. E$l1Uimatt il.'l:Od Ille documenlam <14 Ille Wet.bay Nai;ibourllood Oevstci>menl Guid&fines 1o reflect the wrrent 
neighbourhood's opinions and conQems ID sllape ~ fvill111 ttuou9hout the larger Wastooy Neighbourhood. This 1oo had a die!f11ct fooJs 
on these tllangle lands. The Dirnclllr of Economic Dewlopment aasentled a bro<id based Stakohdders CofMittee of msidentJ and ICcal 
blliinenes. end a conwJDng learn_, indepande~ dooumenl Iha gre•tar Wes1bay Neighboulflood Design Guidelines. H~lel Ardlilacture 
was a participant as a member of tt>at S!at.ellold91 Conr11illee. 

Deecription of Davelopment 

The Triangle Ulnds llldevelopmsnt p~l enolo98d horein Offars a col1'ipnlhell91ve design sl>Mon lhat incorporalea; 
• a -.llloge for hos1ing local b<Jsioess to creele a dynamic coo11el galhering place m WeSlbay; 
• a dynanic engalling sellhg b-185identi, b05n6-and palrons bl engege, 5halv. and soclalim; 
· a community #lat would 8lso incfude multiple housing options. suHing many l~estyloa, Income IM'8, and aspiratlons; 
·in a manor that 'Mluld also demonstrate community leadersllip [n extent of. and va~81iorui of green $pa<;eS ••ailab!e: 
• advanced malhods for ga'hefilg end tiaivesE11g rain'N&t.r bl later irri!!<ltion on sile; 
• roof systems configured lo lake ad\'antage of $Olar orientation for potenbal $0(" p~ generation and ~c wal81 
preheafng 
• advanced methods lot ga!!lering and harvesling rainwalar for I.ale< irrigation on site; 
•advanced modelling tor shad°" deVftlopmenl •nd community impact as!IEMmant 
• mvltipla publlc sod al spaces, at 3 dis1lnclly different corner satlings; 
• mu~re ~ like sf\1ings for 19Sillenls and leas11holder! offering both raised ocean view park areas, wind protected 
oonversation pirts, !Rln protected shade gardens for hot weather '8spile for people. but ye• IOOnd environlTIClnts S1Jltable to 
many indigenous coastal plant and animal &llecles; 
• designed in a manor f\al cream a focus lo a community, and encourages its growth and devslopmant by olhers. 

Moll lrnplxlanly ho1<6"9f, is thal tile desi11n fin!"' out cl coosutlation. The ao11i.ion evol'.'8d after 111!1'1)' oon'IQrSatlons, and owr numeious 
con1ribu1ions f11>m a nelghbouihood 11\al cares deeply alloul Ibo charect.,.- today. Mombels of !he neighbouihood cloorly stal8d they \118re 
ready ~r a new c:enler of Westbay, but that llley clearly needed h to be deeigned carefully by lhose llfl!P&red lo lislerl. We hope in 1118 
oonWig presentations !!lm everyooe can see • piece cl !heir personal oontrlbullons in !!lis proposal. 

Description ol Bu!ldhg Propo11! 

The proposed design oft'ern a twll •torey commerdaJ mieee.ape on Held Sll!et d~ lo "1!a'.8 a man Sllllet tlke village mis al 
activities, yet wflh arch~ecrure and building volumes designed lo pro1ect residents of GoJ9 Street alllund Ille comer and rmenls abova 
from Ille noise and busyness of that dynamic en'lironment This 'main s!Jeef COll'flOsilioo olf61S 6 oommertial 1enant spaces, siZ<id 
!pedftC3ily for lllis nelgltbourhood, 3l1d when mmbined Wl'lli emtng bu5.'ne$;;n in the licinily ,.. cr&llla a ~opping end socializing 
desllnalion. 

Railed allow l!lls >iJaQe cen'.81 is a paik f.ke central courtyard eetting re~ecting tha shape ol the triangle lands. and e'8ating a privale 
enclaVll of aix townhouoes ove~ool<ing the p!Wk while the park Itself pra;;des 111ivacy for 1110!8 dwenlrogs from each othel and the 
residents of Iha multi·lamlly ooilding oompleting #le Triangle. 

Along Lyall stroet. 111is resldential ooitding shares a similar foolprlnt and personality with the larger YOlurnes ol the multi-family and mulll­
""° buildin93 of the Pacific Fleet base. The '8Sidenllal b~ is six U>ries, offerl<\g the loWet lloo<s wi'!l s-ous MJoo< !snace.t, 
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pit.ate ellirios. ~ Oaor levels wilh pat\< Ilka vte-..._ or.ean 8lld manna ,;e<HS. alld allr*1aling wlh the upper l!1osl tloori olfe~ng 
panoramic ocean views in 1lmost all ~recfions. 

Each StreeQoape Is rospeded at a front yeid. Each stroetseape dll'leloped bl S1Ji1 ~ .. OJrrent scale and mNsing. 1r1d in many ways the 
per00nalities of each snet In addition. no street is unfairty burdened vmll being a om yard. All typical "beck of hous&" acti\illes are 
handled en~rely illemally - out of sight - and out of mind • of sunoonding realdenta. 

Fur1her lay.i" of purposeful and meaningful design responl!e to tha needs of a Main street u ;. inl!lnded on Head Street, a Village 
seltirlg ~ke Gore Straet • 01 an Avenue ~ke se!Cng aloog Lyall Sln!et, am contaiood In lhs ondosed Wll6hay Triangle De\'Glo!lmtinl 
Gukle;ll\es. Even lllf:h \liis ~ where many pages can desO'ibe some of the de3ign imenl, the design laam knows,..., more layers 
of dMign and thought are still not y•t ~d. We encourage P80!lle ID look deeper and ID ask questions. Our considerallons for 
ligflti~, planWigs, malarials, signalll!, and 1t1;1ny oltters have 9nW not had Ille~ IOI expres9ion, lll>d fine or paQe spate does not 
permit 

~ addl!ion lo llle drawing peWill". and in excllans& ill wllal a rnrminD model C1l1 provide, lilis sUbnis!loo pactcs90 net.ides a comP.,ter 
modellBd 30 massing that has bMn recorded in 11/o dirinclly different Hight pa1hs ciicling the building; one pmvidlng Iha viewpoint of a 
pedesman bolh infloot of some buil<lnge and bellind others, and secondly; a flight palh just above fie ooighbc:11mg btiildings ID ensure 
an Ullilroblll ¥1ew crul ur.d~lllg of tie JlfOllOSal. Tiie.a indude.I -.idooo ;ire vle-"81Jio in a~ media. and can be played In publlc 
settil\gs, be viewable on multiple screens, for staff oooncillor! and lhe public equally. 

Zoning 

The proposal is subrmled with lhe requeat t>r a 6!>01 zooo lo be o-ealed IO fflSJ)ect 111• unique nab.wQ of this locallon, its role in the 
neighbourhood's fuMe development. similar to proposals that pradalll this de•ign direction. This cotreSpolldeneo lhorefm does not ID 
0001par9 this de•lgn jll1)posal wifl Iha wrmnt land use b~ d existitlg Lois, as lheee dlllet e"9!1 in lhai o-•n zoning. The general 
Project Dala covering lhe required categories ol dala dbclosure ls localed on Drawing Slleet A 1.1. 

Silo SiN: 407Sm2 
Site Cove1<1ge: 63% 
Floor Space Ratio: 1.39 : 1 
Buildng ll!i9'1t 

Pai1:ing; 

8' mNSUred by AlllMO'.moot Byftw 2861 lo crment E.squimall Zoning Bylsw 2050 
es ~rod by Amomtment Bytsw 2881 ltl Cttmlllt Esquiman Zoning Bylaw 2050 
l!ldQ 1: 7.6m allo>e 3\-et'lll!O grade. Bldg 2: 21.7Sm above S¥ei'1111• grads. 
Bldg 1: 15.0m geodfliio to top of low tloped BM9mb/y. 
Bldg Z: 29.15Cm geodelic to fop of low tlopod assembly 
Buldirig 1: 2 ~. BuQding 2: 6 slDnes. 
5.&n @Head Stile! (bldg wall finlshll8, no! Including canopies) 
3.2m (stair only) ;ind 5.8m main bldg @Gem S!Jeet {bldg wall ~. nol inc!uling carq)ias~and 
6.8m @ Lyall Stree1 (btdg wan finishes, not including canopies). 
121 slalls where 114 am rnqulred. 

In addmon, as new definitions ;ind ciaJi1ications are propooed under 8;1aw 2861 for lhe EequimaJt ~ing Bylaw 2050. lhis proled Ml 
been prepared based on fhlSll new defriions. and Sheet !\12 5raphically p!O'.ides a dsla sur1111ary tor key calculations such as floor 
area. FSR. ood 1Dtal sita coveraga. Thi9 •am• sheet demonstraleS shadow studlas at various recoomended times as requested in the 
N1N Weetbay Community Design Guidelines and thees adllOCated by lhls office. or those olmMg an exp!ana5oo air OU' build!ng 
oriemallm. 
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The enclooed d6Y&lopme11t proposal hooouro the E"'!uimait Pa.king Bylaw "'111\out request for •winoes. In addifon, the prnposal goes 
on to pro.Qe adc!ililoal nlO!orqde ard 9CIOO~ p11!1Qng. In a demoos1ra1ion of envionmentat concern, lhe da&i9n provides fl>f altamattve 
lransportllllon forms with G4eclrlc cha111ing sta'jons for both ca111. and mo(Qrcycl9'S a11d lntem;illy to the bike IOOffiS, for allCflic bicycles. 

CJl~ Chango Consid1rallon1 

The green blildlng ~ckllst Is eoiclosed In this prcject ~e. In general a wida range of designed feablres haw bean lncoipora!ed ino 
this projer.l lhal retecJ con~ QJOOOO>s b lht OO'iironmenl H:'.lel Ardl\letUJJe has also partia?Qted In several green buildings an~ 
oounts some or Its clients as outstanding oorpotate ci0211ns &uch as lhe MoUTitain Equipment Coop. The projea contains: 

• roof lop orienlaEon and anSfes, designed lo aid Iha polenlial of mm roof planes lo te111a lct aar power generation: 
· roof lop ortenlalion and angles, designed ID aid the potenlsl of meln f1)of planes lo seive for domff~c hof water prehealing; • 
• lhe harvesling of portions of lhe rafn fall within lhese property boimd111les; 
• 1he Clelmal inmal and eneigy tt.iirrgs &fled from plenlad green roofs; 
•Iha general rncrease In green space and pla11t coveiage o>'er typical buUdlngs of this form or role; 
• extanaiYe use of ma!en..ls ains!deled to< It&! lessor e!l'llonmootal ~acb; 

• lhe use of apjiUanoos and equipment mOVll\ for !heir lesser energy needs; and 
• building orientation known lo Jessen lhe affects of ove"'8ating. 

We hope ttlat the endoaed drawing packlll!le and submission dor.umenl!! desribe Ille riroll<*ll for lhese TriallQle Lands adequaltly lot 
the r.-ilg pwposa; of !his su!Jrrissioo. We alllO hope ttlat they lnspile. We wish !hat everyorie imagine a new dynanio center ol 
l"l<lstt>ay. 

Pater Hardcaslle 
HUJel~lnc. 
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A conversation with the Community

The enclosed Westbay Triangle Development Guidelines are the result of multiple
meetings with community Stakeholders started in the summer of 2014.

Township of Esquimalt Director of Economic Development
Township of Esquimalt Planning Staff

President of the Westbay Residents Association
President of the Chamber of Commerce

Township of Esquimalt Engineering (Civil Utilities)
Township of Esquimalt Engineering (Roads and Traffic)

& several Westbay residents and members of the Chamber of Commerce

These guidelines incorporate commentary provided by residents and local business owners
as recorded by Esquimalt at the Public Hearing of earlier site solutions prepared by others.

This “conversation with the community” represents multiple presentations,
amalgamated into this record, that represents both listening too, and preparing a

response for, those residents and businesses of the neighbourhood.

Taken as a whole, this conversation provides the essence of a
“Design Guideline” for this unique site. As these were exchanges, the text has kept

the tone of a conversation.
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The Westbay Triangle

Location context within the
greater community
of Westbay

The Westbay Triangle Neighbourhood Context

The Triangle at Westbay   •  Page 1
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The Westbay Triangle; the people, the neighbourhood, and the businesses that define this unique ocean side community.

The Westbay Triangle Town site is a unique ocean side community, small in scale, quiet in nature, and proudly hosting a diversity of
homes and businesses.  Residences from single family through to multifamily homes define the residential side of Westbay. The
commercial business center of Head Street is defined by several ocean side businesses, from resort like Bed and Breakfasts to
offices. Some focusing on marine industries and some that do not. Some hosting expected marina based operations from classic
marina services for sail and power boaters, to those of the floating residential communities.

The community is diverse, inclusive of many cultures, lifestyles, and businesses, and is close. Most residents and businesses
present now, have coexisted for many years. Although the opinions are diverse, the community as a whole is cohesive.



Hillel Architecture Inc

In close proximity to the Westbay Triangle site
are heritage homes, and heritage parks.

The Triangle is located in a pivotal central area
able to serve the interests of its residential
neighbourhood, the Pacific Military Navel Base,
and the larger urban scale of multifamily homes
and offices along Esquimalt Road.
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The existing community of buildings specific to the Westbay
Marine and ocean side environment are distinctly separate to the
character of Esquimalt Road. At this water’s edge, the setting
contains the smaller buildings associated with those originally
built and now playing new roles in the community.

Several original ocean side single family homes now house
businesses, resorts, offices and retailers. Those offering services
locally and those offering professional services to locations
farther a field.



Westbay Marina based businesses include;

The sailboat community,

The power boat community, and….
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… The floating residential community.

Which just like any other land based residential
neighbourhood has a unique  internal relationship
with issues of access, privacy, noise, security,
parking and streetscapes.
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The current water front business
district is low in elevation (2 stories)
and affords several sightlines through
and around properties on the water.
The center of town is uniformly
thought of as Head Street from Gore
Street to its conclusion at the entry to
the Naval Base. The “face” of the
Westbay Triangle.
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The Westbay Triangle Site Outline and Description
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The Westbay Triangle.
The Westbay Triangle is enclosed on three
sides creating an entire block, with each of

the three sides defined by Gore Street, Lyall
Street, and the primary business face of

Head Street.
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Our proposal should respect where the
neighbourhood has the character of “main
street”. Head Street is this location.
The sights & sounds, people and places,
that make great destinations.
Shops and services,

People & pets,
Bikes & trikes.

Dynamic. The pulse of energy.
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Our proposal should respect where the
neighbourhood behaves like a village.

The term village encompasses a wider
definition: Where people feel at home, they
reside and  socialize, yet enjoy that the corner
store is close at hand, the dynamic village
core just around a corner, or just over a hill.
.
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Our proposal must respect that some
locations feel like avenues - the slightly
busier flow of people and cars going to
and fro, a different personality, a more
urban scale. To behave cohesively both
sides of an “avenue” should reflect this
larger building type, and flow of people,
cyclists, and vehicles.
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Our proposal respects each street,

that each street is a front yard,

And that each street is a prime elevation.

Our proposal therefore must take “inside”

all those roles reserved typically for a “back of house”:

Parking, Services, Waste, and recycling.

The internal triangle shown is out of sight, out of mind.
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Respecting the three faces of the triangle:

The “main” street of Head Street

The “village” of Gore Street

The “avenue” of Lyall Street

Existing front yard setbacks along these
streetscapes were reviewed, considered for
their application and appropriateness to a
new solution to this sites development.
Proposed front yard setbacks respect that
each road is a front yard, each street is a
prime elevation.

Average front yard surrounding the Triangle
is ±6m. We applied a new 6m front yard
setback on all three street faces of the
Westbay Triangle.

But there is more to the role of a front yard
setback: its function must be considered.
Again 6m becomes a functionally correct
setback when the roles ascribed to these
areas are outlined herein.
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The Westbay Triangle Precedence and Programming
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The value of Setbacks

For those new businesses: We need to WANT to see you!

A business needs to actively draw our attention. A business
therefore needs enough outdoor realm for them to create the
environment suitable to enthuse patrons and draw them in.
Destinations are created when groupings of like minded
businesses work together to actively seek out and attract
people.
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The West Coast / The Wet CoastThe West Coast / The Wet Coast

Setbacks make these spaces possible, sometimes in contradiction to
modern urban planning - but this is no urban environment: this is
Westbay, the ocean side.

Residences and businesses alike that benefit from outside spaces
benefit from protection from the elements. Canopies, overhangs, and
roof projections all can aid to protect these valuable outdoor areas.Hillel Architecture Inc



Roof projections,

Overhangs,

Canopies.

They all create and define an outside space.
It communicates to the audience / the patron.

It can set a tone, create an atmosphere, set a
stage, and define the character of a business
or the character of a street face.
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Canopies protect goods, and also the
patrons.

They draw attention.

They cool a space in summer.

They defend it in the winter.

They deflect noise.

Two items of note here:

One; the canopy here is defending a municipal sidewalk. Not only
does this sidewalk not request this protection, but now this valuable
outdoor space is in the public realm and not available in a manor that
is helpful to a business displaying goods or services.

Secondly; the second floor is separated from the “main street
environment” and is subordinate to the ground floor. It can aid in
creating character, and enriching the setting, but its roles can be quite
independent: a residence or a dance studio, an office or a home.
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It takes several meters of canopy to
defend and protect an outdoor space.

The higher the canopy the greater the
span should be. The height and scale of
the canopy can communicate the scale
of the services and activities enclosed

Note:
Our climate includes many cloud filled days, and short winter days. Our canopies
should permit daylight to enter our buildings for both natural lighting and display
needs. Keeping generous canopies transparent or high in elevation aids this need.
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There are endless design outcomes to roof projections,
overhangs, and canopies.

They should be an honest expression of;

• the neighbourhood’s intentions,

• the local people and local materials,

• the local architecture form and charracter,

 and can still be unique.
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Elevating a space or recessing a space can
serve the same role: to enclose and define a
space.

Enveloping the potential patron, and infusing
them with your products or services.

Several items of note:
Elevating a new space must be done in a manor that does not deter the elderly or the
physically disabled and meet new building codes. A shared outdoor pedestrian space with
HC access could join each of these store fronts and create a special environment that is
still accessible. At the same time each retailer could have steps to each shop front for their
own personal identity and character as shown here.

Secondly, each of these spaces were once enclosed differently. As this shopping
environment grew over time, demand for space increased to a point where outside porch
space was enclosed. In today’s terms, designing for fuiture growt is “future proofing”. A
good design today should understand its future potential needs. Some time from now that
may be very important.
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Protection extends our use of the outside,
our appreciation for the fresh air, and our
terrific climate , through multiple seasons.

This example could be a social space, an
outdoor room for a home, a residence…

… just as easily, it could be a display space
for an artist, a retaier, or seating space for a
coffee shop.

Without adequate protection it would have a
greatly diminished value. If it was within
municipal property boundaries it would
similarly have a greatly diminished value, and
very limited potential role for the business.
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This entry could be a welcoming entry to a
designer’s office,

A professional office,

A personal service,

A retail shop,

A townhouse and home.
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Retail goods benefit from the protection of a
canopy, be it a display of food, a boat, or a
bike.

Those goods may be those that are for sale,
and could also be those available for hire.

Hillel Architecture Inc The Triangle at Westbay   •  Page 25



There can be a large variety of “services” or items for hire which need space for their effective
display, from the small to the quite substantial.

From renting
Kayaks & Scooters, to

Bikes and Boats.
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The sizes of these goods must be planned
for in shofronts and business entries. These
businesses could be displaying goods, some
of which might be quite sizeable; a zodiac or
kayak for example. From offshore gear to
road gear.

In Westbay the residents speak openly about
their healthy lifestyle, and need of a new
town center. Residents have also
emphasized that their neighbourhood goes
beyond the marina: “we are more than just
the water and boats”. So building solutions
must consider a wider definition of the
recreational lifestyle of Westbay.
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Interactive displays draw attention, draw involvement, and animates a destination.  Even if a retailer can not move their products
outside, a good retailer creates displays of testing equipment, a climbing wall, a fitness centre for example. Destinations are defined
by this outdoor interstitial space, the interconnectedness between the pubic realm and private business realm.

New internet shopping habits are making this essential. Retailers must draw patrons with diverse products, and provide exceptional
levels of service and knowledge. Outdoor displays of testing equipment communicate this knowledge level and performance level of
goods, staff, products. It also creates a statement about the neighbourhood - it exemplifies that here we care, here we excell.

Hillel Architecture Inc The Triangle at Westbay



An outdoor café needs to be outdoors all year round.
Planters and plants protect patrons from cars, noise, harsh sun,

and work in consort with the building’s canopies or roof overhangs.
Defining spaces but not hiding them.

Note:
Seeing to and from our main street is important to “main street”.
Outdoor plantings should have both high canopies for shade and protection,
and low plants for colour and variety, changing through the seasons.
None should obscure the view to or from the pedestrian or those in vehicles.
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Enveloping patrons, defining atmosphere

Hillel Architecture Inc The Triangle at Westbay

Setbacks would create sufficient space outside to
envelop a patron in an environment suitable to enjoy
a meal, a beverage, or a moment shopping.



No marketing plan can overcome
some shortfalls in urban
planning, Bylaws, or architectural
design.

Buildings no matter how well
designed, can not make the
“stage set” by themselves. Our
modern business is theatre: we
need to think accordingly.

This building is quite exceptional,
a unique combination of heritage,
modern, is both thoughtful and
animated, but….

…this is not how we sell food!
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This is how we sell food!
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Even businesses like a bank or wine
shop, that may not be able to display their
goods or services directly still benefit from
outdoor spaces, and therefore “main
street” still benefits.

Think of the outdoors as a reception area
or waiting room. Planned outdoor spaces,
for interaction and socializing.

A chair is a service.

A tool to the designer of the “stage”.

Multiple options for seating help create a
stage set for a destination. Just like
multiple parking options are essential, so
are multiple forms of seating; some facing
out, some facing in, some for short term,
and some to encourage simply sitting.
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The Adirondack Chair:
From Halifax Nova Scotia to South Beach Miami.

So what is our language for public seating in the
Westbay Triangle and along Head Street?

Not a manufactured product, but one that naturally grows
out of our community, our history, or our materials. An
honest reflection of our history and our future, our shared
culture and shared character.



As it is with public seating, it is with
“sidewalks”. Multiple types of
sidewalks help define a pedestrian
environment that is responsive to our
needs, and therefore aids in creating
destinations;

We need “sidewalks” for pedestrians
who are quick movers;
- the commuters,
- those on a mission,
- those in cruise mode.
Municipal sidewalks service this role
well. Municipal sidewalks are avenues
for the flow of people.

We need a separate “walkway” for
browsers,
- the slow movers,
- the shoppers,
- those staying.

Having both is dynamic. You need
both. Destinations in some form must
have both. People stop “at”
destinations!
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Another example:

Here a building façade captures a heritage
building, enlivens its façade with thoughtful
contemporary touches, and fits well with the
streetscape. Architecture is however static. A
backdrop. No matter how interesting, the
“building” alone does not create a destination.

Architecture can contain the right palette of
pieces to help set the stage. A good main
street is dynamic. It is animated by people,
plants, the comings and goings, the to and fro,
the goods and services, colour and life. It
draws businesses and patrons alike - and
those that are present animate the space and
draw more interest towards it.

It must work also work in consort with bylaws
and regulations, guidelines and community
aspirations, to create an atmosphere that
draws attention, and people.

This example seems NOT to be a successful retail environment or
shopping destination,  however interesting the façade may be.

But just around the corner…
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A more successful dynamic main street.

Trees with high canopies and plants with a lower nature, not obstructing sightlines.
Public furnishings that face in, and those that face out, some for leisure and some for waiting, some protected and some exposed.
High signage for vehicles and low signage for pedestrians. Long term parking close by, and short term parallel parking street side.
A municipal sidewalk for the cruisers, and a separate more leisurely walkway in the shopping environment.
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The Westbay Triangle Response
Combining Neighbourhhood Consultation with Building Concept
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On the lowest level, aligning with Head
Street are the commercial spaces.

Shops and markets, offices and services.
The sights and sounds of a dynamic
meeting place and market space.

The rhythm of the existing business faces
were used to aid defining the width of
new business fronts designed into the
Westbay Triangle.

Destinations

One or two businesses do not create that
critical mass of variation to create a
destination. 5 or 6 shops and businesses
meets this goal, when combined with
existing businesses on Head Street.

To encourage new local, small scale
businesses, these tenancies are planned
to be approximately ±600 ft2 each.

This size is well suited to numerous
business types and occupancies.
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Proof of concept drawings were
prepared to demonstrate to owners,
financiers, potential businesses and
local residents, the value of this multi-
use size of tenancies.

Group D business and personal
services occupancies, Group E retail
uses, and Group A assembly use
spaces were planned, as was the
outside potential of the 6m setbacks to
building faces.

Over time these drawings were
coordinated with parking and structure
and other design alignments. These
spaces are currently ±635 ft2.

Naturally if a retailer wished to obtain
a larger space, simply leasing two
spaces creates a 1200 ft2 space -
well suited to a neighbourhood
grocer. But it is most important that
the smaller scale, smaller lease
holding, smaller business uses are
considered first and paramount.

Smaller lease holdings represent
smaller risk, and smaller overhead.

It is a consideration beyond space fit.
The size incorporates several layers
of criteria important to small
businesses.
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Continuing along Gore Street, the activity
of the “Main Street” gives way to the
quieter setting of homes and residences.

The rhythm of the existing residences
faces were used to aid defining the width
of new residential street fronts designed
into the Westbay Triangle.

These private ground floor entry street
front residences are planned to be ±600 -
650 ft2 each, and were test fit in one and
two bedroom configurations.

This size is well suited to numerous
lifestyles, ages, and smaller family units.



Those same features: Setbacks,
canopies, landscaping and their
planters, used another way create a
sense of privacy and protection, and
can define a more private and intimate
social space.

It can create a sense of invitation, of
welcome, and of “home”.
One should feel it when they have
stepped into a residential environment.
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The “Avenue” of Lyall Street was
considered for the location of a
multifamily residential building, a
character it would share with buildings on
its neighbouring Naval Base.

Oriented in this direction, the multifamily
building would offer only its narrow profile
to the neighbourhood and would therefore
minimize its impact on the views and
sightlines of others.

Effectively

7 stories

Effectively 4 stories
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At the ocean’s edge, in the area of 2 storey buildings, the sightlines are towards the interior of
the cove, and centered on Coville Island.
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As you progress up the hill, or higher in elevation, the view corridor opens to a more panoramic view, enclosed by the naval
buildings and Swallows Landing, and is oriented towards the axis of the new multifamily building. The proposed building
therefore offers only its narrow end elevation and has a limited impact on other properties. As one can see above, if the
building were proposed 90° to this orientation its impact would be much higher.
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From the multifamily and multistoried buildings along Esquimalt Road the view is now a full wide panoramic ocean vista, in
which the proposed building offers no obstruction. In addition, the larger structure already in the view exceeds the proposal’s
height.
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We heard the concern over building
shadows created by an earlier proposal
provided by others. This proposal is
responding by demonstrating a similar
program over a reduced number of
stories.

Only two sample shadows are shown here,
however these two shadows studies are
most telling: Our proposal is six floors along
Lyall Street in company with similar bldgs in
proximity, and its shadows fall almost entirely
on site. Most importantly, in the summer
afternoon social hours, critical to shadow
studies, the shadows falls towards, but does
not meet, the commercial properties. Not in
the direction of private homes.



Along the Head Street and Gore Street
the response is two stories.

One, a dynamic “Main Street” of food &
shops, businesses & services. The
dynamic town center, and social nature of
neighbourhood gathering places.

The other, along Gore Street, the concept
provides residences to respect existing
homes and their more quiet and private
nature.

Along Lyall Street, one storey above
Head Street, the multifamily building
completes the Triangle. The proposal
offers three front facades to these three
street faces.

Captured at this elevation, one storey
above Head Street, is a courtyard
greenspace. A walk on park setting
offering ocean views at one end above
and overlooking Head Street, and at the
other end offering a leisure setting
suitable to the quiet of local residents.
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The park level is accessed from the
“Avenue” of Lyall Street as a walk on park
level.

With pathways, the park is accessible from
Gore Street as a walk on park level.

With stairs, the park is accessible from
Head Street.

Residents with their private garden terraces
along the park therefore will be able to
quickly access the shops of Head Street or
the Marina.
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The value of those building setbacks increases as we layer landscaping
considerations over these spaces. These green corridors permit generous street
side planters, and planting beds on all three street faces.

In addition, the Park Terrace and these planted areas have a performance role
environmentally to play, by permitting rainwater harvesting, on site rainwater
retention, and reuse for on site irrigation throughout this project.

Roof top park level offers one area designed for quiet leisure use, in a quieter location
on the site oriented towards the residential homes of Gore Street.

With an area of twice this size, another park setting provides ocean views, views over
the activities of Head Street, and has gathering places  designed to share a coffee or a
conversation in small gatherings.

Internally, the Triangle Park provides a landscaped entry to many homes, a shared
common  space, in a wind protected environment, a naturalized courtyard.

The Gateways to the Westbay Triangle.
Three main street corners, each containing a sculptural greenspace
define and announce the Triangle.

Three locations, three distinct characters, serving three different
audiences.
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Successful urban
greenspaces must
provide multiple
experiences, one
moment sculptural in
nature, another more
naturalized in nature.

Some suitable for small
gatherings, and some
suitable for private quiet
moments.

Some for people and
their needs, and some
more suitable for the
“birds and bees”.
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Rainwater Harvesting
Both residential buildings; the multifamily
building along Lyall, and the townhouses
viewing over the Park Terrace are designed
with gull wing roofs to aid in rain water
harvesting to irrigate the substantial plantings
throughout the property and its roof top parks.

Solar Orientation
The planned gull wing roof pre-slopes a
significant roof area of the multi-family building
towards the primary sun gathering angle of
“due South” permitting solar hot water
pregheating and solar power collection. The
nature of this roof design will also tend to
enclose these panels from view by others.

Roof Shade
The gull wing roof style with a higher perimeter
and lower central area permits the larger roof
overhangs to protect outdoor private spaces
without deterring bright well lit interiors.

The Triangle at Westbay   •  Page 53



Hillel Architecture Inc The Triangle at Westbay

Effective parking by offering variety:

Parrallel parking street side offers short term parking in
close proximity to needs. These are designed into each
of the three street faces. By formalizing recessed street
side parking we increase safety from the current open
and casual street side parking arrangement.

The municipal bus stop along Gore Street shown in
grey is unchanged.

Each streets contains only one parking entry to
distribute this vehicle movement equally to ensure
calmer traffic overall, and increasing pedestrian safety.

•From Lyall Street, adjacent to the residential building is
the surface parking for residential guests.

•From Gore Street, aiding to define the residential realm
from the commercial realm, is the entry to the more
concealed internal long term parking.

•From Head Street, long term parking services
commercial needs and marina needs .

Parking presented on site exceeds the municipal
requirements currently by 13 stalls. With street parking,
and additional surface parking we exceed predicted
needs substantially.

Parrallel
Short term
Parking

Surface
parking &
longer term
parking

Residential and
commercial
long term
parking
internal &
underground

Municipal
Bus Stop
unchanged
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The Westbay Triangle: The Proposal

Architectural drawings represent a refinement of the concept model responding to neighbourhood consultation, and
taken to a preliminary building form.

The Triangle at Westbay   •  Page 55



Hillel Architecture Inc

Our concept to date

The following section outlines our program and project solution in more refined architectural drawings
than program sketches shown earlier.

Esquimalt too, felt that a community consultation was required for the greater community and initiated a
community wide process to review the current “Westbay Community Development Guidelines”. This

process is now underway.

This building solution therefore, out of respect for that community wide consultation, is held at this level
of resolution until the conclusion of that community wide process. The design team is attending and

participating in that process.

When the new “Westbay Community Development Design Guidelines” are complete, our building and
programming modeling will be reviewed, this building solution changed or edited to suit and respect

those new community development guidelines and their intents.
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Level 1 Head Street

6 potential business faces form a dynamic “Main Street “shopping and business environment. Rounding the corner to Gore Street a porte cochere defines the end of the business
realm and the start of the quieter residential component.

This level offers street side parking for short term use, and three separate longer term surface parking lots for residential guests, commercial patrons, commercial employees, and
marina users.

Level P Underground

Not shown is one level below
grade, offering underground

parking to residents,
commercial leaseholders,

marina float home owners, and
electric vehicle charging
stations for those users.
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Level 2 Lyall Street

One storey above Head Street is the Park like setting of the Westbay Triangle Residences. 6 townhouse like residences are accessed from this Park pathway network and have
views over head street towards the water.

The multifamily building faces Lyall Street and contains a mixture of residences from ocean view panoramic penthouses, through two bedroom and one bedroom units, and
streetlevel live / work unitsone side, and Park Terrace walk out units on the Park side.
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Level 3 to 5 Multifamily residential uses

Level 6 Penthouses with roof top walk out decks and gardens.

This penthouse level benefits from panoramic views in all directions. Penthouses are floor plans of larger area to
accommodate the lifestyles, interests, and needs of those purchasers of these residential suites.
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Morning shadows studies at 9AM March 21st, and September 21st, demonstrating shadows cast from both the fifth and sixth floor levels.
These shadows approach but do not impose on residential properties.
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Afternoon shadows studies at 3PM, demonstrating shadows cast from fifth and sixth floor levels.
At this time of day shadows are cast away from the private homes and towards, but not over, commercial properties.
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The Westbay Triangle: Architectural Expression
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Finding a palette of materials and features, details and textures, that are unique to this coast and capable of creating a destination.
On going research.
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West Coast Architecture should reflect our coastal living
and recreational lifestyles.

Entranceways and glazing systems for the Triangle need
to respond to the unique needs of businesses and

retailers providing goods and services to support these
lifestyle choices and interests.

These goods and products are very diverse in size and
shape. The nature of the services required also vary

greatly in their needs, their equipment choices, and tools.

Architecture therefore must respond with uniquely suited
solutions to permit businesses to move products and

services inside and out. Retailers of more common goods
and services will appreciate the unique setting that is

created defining the Westbay Town Center.

To be a destination, to draw that level of attention and
pride, one must create a unique and functional setting.
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Section through Head Street Commercial Building demonstrating the value of the setbacks proposed.

From property line to public building face a distance of 6m has been provided. This permits the public street to have fully recessed parallel parking along the street edge, and a full
width municipal sidewalk uncompromised. The landscaped greenspaces, and raised planters, occur on private property along this Head Street project face. This places maintenance

expenses on the property owner which is preferred along this project face. With 6 metres available sufficient space is present for a defined experience inside of the planters.  3m
canopies protect the outside and at sufficient ht to permit these glazed canopies to allow daylight deep into these commercial tenancies.

14’ ceilings

10’ ceilings
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Envelop and finishes layered on the building section.

The protected commercial spaces below the canopies are heavy timber framed and wood sided, in an honest manor consistent with coastal working buildings in the marine industry.

Canopies shown demonstrate the scale change as building transitions from office and small retailer tenancies to larger ht. retail and assembly spaces further along Head Street.

Second floor residential spaces overlook Head Street and have entries from the Triangle Park side terrace. These residential floor levels are clean lined and contemporary in design
to gently pull this area of Westbay forward and setting the stage for other buildings to be more modern in their architecture. The Westbay Triangle would remain as the “character”

setting of the business district, and would tie in with existing Heritage Homes and offices along Head Street .
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Offices and small retail Retail / Grocer Public Assembly / Café / Coffee shop / Food Services

The Head Street Commercial Facade
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Offices / Business and Personal Services spaces along Head Street
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Larger retail facades / 3m glazed canopy / Daylight lit commercial spaces with high transoms along Head Street

These spaces have exterior sliding glazed 5’ x 10’ door sections to freely move goods and products to the outside and permit open flow of patrons during fair weather days.
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Feature assembly occupancy space at the corner of Gore Street and Head Street

Sliding glazed 5’ x 10’ glazed door panels in both building faces. Outside seating and feature corner planting and signage at this Gateway to Westbay Town Center.

People and activity of the café / sandwich shop / coffee shop on this corner location animates the Business District as patrons enter the area. This food services / beverage retailer  is
purposefully of limited size so as not to preclude the long term potential of a substantial water front ocean view restaurant in the future at Westbay Marina.
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The Gore Street façade of the café / sandwich shop / coffee shop space.

Access stair from employee / resident / marina parking underground exits the parkade conveniently at this prime location. This serves to feed patrons past this prime corner location, the
enclosure helps deflect sound from Gore Street and leave this residential street protected from this intrusion. The enclosure also provides a glazed and attractive face while concealing a

commercial kitchen area beyond.
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The Gore Street Residences.

Further along Gore Street the exterior materials of the commercial fronts have concluded, and changed to those materials associated with the residences above, and signify a
change to this quieter residential community and this end of the Park Terrace above.
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Corner Café / Coffee shop Drive Through The residences Park Entry

The Gore Street Facade
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Example of a building Drive Through creating a Porte Cochere and concealing “back of house” parking and services from the Streetscape..
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The Gore Street  Façade of the multifamily building facing Lyall Street.
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The main façade of the Lyall Street residential building with ground floor Live / Work studios along a raised public walkway at the entries to private terraces.
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The project section:
Recessed Penthouse residences with walk out roof top gardens
Upper residential floors with clear views over lower Head Street park side residences
Lower Floors enjoy views of, and walk out terraces into the park level.

Section demonstrates “avoiding economic shadow”:
The ability for a new building to be added to a community today, that benefits the neighbourhood today, and yet at the same time encourages further new community growth.
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The Westbay Triangle

Preliminary 3D studies of the architectural solution responding to community consultation and this Design Guideline.
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The Westbay Marina: Site Studies

Westbay Marina development considerations in the past, prepared by others, have involved the potential relocation of existing
intersections, and their associated municipal roadbeds, their services and utilities.

This would have provided a neighbourhood and councilors alike, many layers of considerations to weight and concerns. It became
critical therefore that our office model a potential outcome, and review its parking loads which were key drivers of those previous
solutions.

In addition, with our public consultation underway, we were also able to judge a new solution relative to the neighbourhoods goals
and aspirations. It allowed us to consult with engineering staff, and review current parking bylaws for their impact on a potential
development scenario.

The enclosed planning is not demonstrated herein as an architectural solution, nor is it developed to the level of the Westbay
Triangle demonstrated earlier. It is however a balanced and realistic approach to meeting community aspirations, and the clients
aspirations.
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The Westbay Marina Studies

A site analysis was conducted of the existing activities of Westbay Marina
and the potential for future development. The undertaking was to predict
parking loading of various development scenarios which were driving earlier
design solutions.

Using the same methodology as was used in design considerations for the
Triangle, Hillel Architecture modeled a scenario of a two storey outcome on
this waterfront property whereby all the current needs for parking and the
parking generated by the new development would be satisfied with current
parking Bylaws.

A contemporary heavy timber and glass building offered a prime retail and
restaurant space, and prime office and marina administration space. The
program building model would sit on a very open public concourse
permitting views through to the water on a frequent basis, and offering
covered outdoor seating and display space.

It appears that using the road
intersections as they currently are, one
could drive into and down an entry ramp
towards the water, and in one continuous
parking level, accommodate the majority
of the Marina’s parking needs.

For employees, and residents of the float
homes an underground extension to the
Triangle Parkade contributes additional
stalls as does some of the earlier surface
parking in this vicinity. All permitted
within the parking bylaws today.

This should re-assure neighbours that a
new development to house parking
needs of the Marina and a moderate new
building development can work within
properties current boundaries and their
existing roadbeds.
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DEC 0 B 2015 

The purpose of this Checklist is to make property owners and developers aware 
of specific green features that can be included in new developments to reduce 
their carbon footprints to help create a more sustainable community. 

Creating walkable neighbourhoods, fostering green building technologies, 
making better use of our limited land base and ensuring that new development 
is located close to services, shops and transit are some of the means of achieving 
sustainability. 

The Checklist which follows focuses on the use of Green Technologies in new 
buildings and major renovations. The Checklist is not a report card, it is a tool 
to help identify how your project can become 'greener' and to demonstrate 
to Council how your project will help the Township of Esquimalt meet its 
sustainability goals. It is not expected that each development will include all 
of the ideas set out in this list but Council is looking for a strong commitment 
to green development. 

There are numerous green design standards, for example, Built Green BC; 
LEED ND; Living Building Challenge; Green Shores; Sustainable Sites Initiative. 
Esquimalt is not directing you to follow any particular standard, however, you are 
strongly encouraged to incorporate as many green features as possible into the 
design of your project . 

As you review this checklist, if you have any questions please 
contact Development Services at 250.414.7108 for clarification. 

New development is essential to Esquimalt. 
We look forward to working with you 

to ensure that development is 
as green and sustainable as possible. 

Other documents containing references to building and site design and sustainability, 
which you are advised to review, include: 

• Esquimalt' s Official Community Plan 
• Development Protocol Policy 
• Esquimalt' s Pedestrian Charter 
• Tree Protection Bylaw No. 2664 
• A Sustainable Development Strategic Plan 

for the Township of Esquimalt 
Adopted on January 10th, 2011 



Adopted January 10th, 2011 

"One-third of Canada's energy use goes to running our Homes, offices and other build ings. 
The federal go'>'ernment's IDffice of Energy Efficiency (Natural Resources Canada) reports that 
a corresponding one-third of our cwrrent greenhouse gas (GHG) emissions come from the 
built envircimment." 
[wen Building and Qevelop01c;r:it as a Publjs Go0d1 Michael Buzzelli, CPRN Research Report June 2009] 

Please answer the following questions and describe the green and innovative features of your proposed 
development. Depending on the size and scope of your project, some of the following points may not be 
applicable. 

Green Building Standards 
Both energy use and emissions can be reduced by changing or modifying the way we build and equip our 
buildings. 
1 Are you building to a recognized green building standard? Yes (~ 

If yes, to what program and level? ( ~ 
l-JDww~ ~ f-,Mfi•ftr ~M.. ~/Q.(S f>x:~~ I~ L~;Q~ ~~ 

2 If not, have you consulted a Green Building or LEED consultant to discuss the Yes No 
inclusion of green features? 
G°"1~L.<Arrn0 DlJ ~DI~ TDc,;)AJ2D5. ft:~H~l..E lt...IC::U-l~~~ t::>.f. 'ST4:;\~ 

3 Will you be using high-performance building envelope materials, rainscreen siding, ® No 
durable interior finish materials or safe to re-use materials in this project? 
If so, please describe them. 

4 What percentage of the existing building[s], if any, will be incorporated into the 
new building? % 
1--b 12C ·use- Of p~\'5(1~ e<..-D -ST~ "5r~~ ~l,)' \.Jl:>/..~ b PQSS.ISL.-E 

5 Are you using any locally manufactured wood or stone products to reduce energy used in the 
transportation of construction materials? Please list any that are being used in this project. 
c:::a.JSUlt(A()O/J WJ ~L-A~ tOt--.15 @ t:> . f'. S(~-E 

6 Have you considered advanced framing techniques to help reduce construction costs No 
and increase energy savings? 

7 Will any wood used in this project be eco-certified or produced from sustainably managed forests? If 
so, by which organization? wooc:::> fl2DWC..?S J-..\A'f W }?co. G.-J?i2D Fl§{> 

For which parts of the building (e.g. framing, roof, sheathing etc.)?<SrJ2.UQ1.J~ j=g,o.!W ~l; . 

8 Can alternatives to Chlorofluorocarbon's and Hydro-chlorofluorocarbons which are ~ No 
often used in air conditioning, packaging, insulation, or solvents] be used in this 
project? If so, please describe these . ..6LT~r1v!:;-S WtLl- -&@ ~\JlS-W~ 
\tll(µ ~lAEf2... tvf2- fo.=s6t&~ pJ.:::.LU:::lQtJl 

9 List any products you are proposing that are produced using lower energy levels in manufacturing. 

10 Are you using materials which have a recycled content [e.g. roofing materials, 
interior doors, ceramic tiles or carpets]? A t..-1~1-n;;o U-.sr cOf' ,A}l.A\'15f2.l,A(....s,. 
~\t,\v WN(J:>.I~ ~O(~ CDrS(~1'.\"\ 

11 Will any interior products [e.g. cabinets, insulation or floor sheathing] contain 
formaldehyde? 
~IC- ~>.Ji ,.C.\JotP foiz~L~'(De: I~ M~ ~lLDI~ fav!A..lC?"S 

No 

Yes~ 
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Water Management 
The intent of the following features is to promote water conservation, re-use water on site, and reduce 
storm water run-off. 
Indoor Water Fixtures 
12 Does your project exceed the BC Building Code requirements for public lavatory 

faucets and have automatic shut offs? 
~ c,M A~ ~ To co 5v ))\Q 7Pf7l¢- bQ.}jT~ t:Ml4~ . 

13 For commercial buildings, do flushes for urinals exceed BC Building Code 
requirements? 
We:- ~ A~ <~s ID ~ ~ ll\\ ~~oz. C-{}iS?fVC.Z' b.;J4~ . 

14 Does your project use dual flush toilets and do these exceed the BC Building Code 
requirements? 
w~ ~ et-Jsu~ \J$ DF PcJ.bV f<.Msw C-01~ \µ~U<::;\-larr. 

15 Does your project exceed the BC Building Code requirements for maximum flow 
rates for private showers? 
~~ ~ ~~ lJ.A~ ~I~ ~Du.Jt71Z f.le;;..,t:..~ 7HfZD<Jc:;l-k::U.-\. 

16 Does your project exceed the BC Building Code requirements for flow rates for 
kitchen and bathroom faucets? l-_...,. 
lAl~ G,to..N }ei-1~$ LD'>J rw\"1 ~ fl.¥- A/..J,- f-;Au~s 

Storm Water 
17 If your property has water frontage, are you planning to protect trees and 

vegetation within 60 metres of the high water mark? [Note: For properties 
located on the Gorge Waterway, please consult Sections 7.1.2 .1 and 9.6 of the 
Esquimalt Official Community Plan.] 

Yes No 

Yes No 

\2) No 

Yes ~ 

Yes 

Yes No~ 

18 Will this project eliminate or reduce inflow and infiltration between storm water ~ No N/ A 
and sewer pipes from this property? J 
~E-vJ c-n.j1L, ~'~~<~ ~,u_, ~~wue=: rtz~~ \\1\s 1-ssu~ 

19 Will storm water run-off be collected and managed on site (rain gardens, ~No N/A 
wetlands, or ponds) or used for irrigation or re-circulating outdoor water 
features? If so, please describe . .fben.0()5 Of j?p..i )V ~u, ~?.e \-.\aD / 
~.A.)' rep 1U SQ?A~ L~"?"W- '9-/~~. E=?rJo#Js MJ::.y B>F- u£s~ 1~<:1A7'lD~ 

20 Have you considered storing rain water on site (rain barrels or cisterns) for future Yes No N/A 
irrigation uses? 
~IL..-D10£; µ,.}ii:? ~ ~<'.'.!~ WI-ct~ -SlMI~ L'..i)~S(~{IO~ 

21 Will surface pollution into storm drains will be mitigated (oil interceptors, bio- Yes No N/A 
swales)? If so, please describe. kl&t~ Ll\J1k l?U:)) ~g1~s;- U.PDAT~ 

.1xJ-r P~lS(I ~ O>j 9.(~ ~"(~~ ~ IZa..lc\\4 CDM.'f'LP-7e.. 8ff>~~~T 
22 Will this project have an engineered green roof system or has the structure been Yes No N/A 

designed for a future green roof installation?~ r:; 'f'bj2,(iO.l\\5 ~ ('.'.\~ ~!S 
23 What percentage of the site will be maintained as naturally permeable surfaces? 

L.b~~ fbi2--710J0S~ r~f-A~ Ci~ t2Dof"~ ~T~~----% 
Wastewater 
24 For larger projects, has Integrated Resource Management (IRM) been considered Yes ~ N/A 

(e.g. heat recovery from waste water or onsite waste water treatment)? If so, 
please describe these.---------------------

Natural Features/Landscaping 
The way we manage the landscape can reduce water use, protect our urban forest, restore natural 
vegetation and help to protect the watershed and receiving bodies of water. (~Yes No 
25 Are any healthy trees being removed? If so, how many and what species? ~ N/ A 

wYk1>r2A7iQJ\:b? <:::AN f>!f;- ~\AW W- t?·E ~.#'.le ~~cs 
Could your site design be altered to save these trees? 
Have you consulted with our Parks Department regarding their removal? 
aJ~L-f"~ S~ \"5 ~':>(G..AJJP..\.eG,, HO\>..)~ee. IS"t.Tetj:~::ll-\J~ 

f .i < ~~-~TI~-:.} i~ ;· .',~~,7f~T.~ , "1~7S ,t~!~" -·., , :. , , : ,___ Page 3 of5 



nuuplt:U i.Jc:tffUdfY IULl/1 LUI I 

. 26 Will this project add new trees to the site and increase our urban forest? ~ No N/A 
If so, how many and what species? 'j'f;--s.1 IJL.D • ."-~~ 'U.) ~ t:P!EeMl>\l15o 
~~ i_,~l'J::::>6CAP~ ~@ P.p: ~(~~. 

27 Are trees [existing or new] being used to provide shade in summer or to buffer ~ No N/A 
winds? ~ 

28 Will any existing native vegetation on this site be protected? Yes No N/A 
If so, please describe where and how. T'?€E-S Rel~ ,6..fU::. 

~~ 1>0 A W1c:jl4A2 ~utJvic,~ ~'t \'t ... \Pl~E7t-JCXJ? 'Sf~l~· 

~ 29 Will new landscaped areas incorporate any plant species native to southern No N/A 
Vancouver Island? M ~''~A'5(-s. Js ~ 00 "-\AT1U~ 'S~ ~ 

30 Will xeriscaping (i.e. the use of drought tolerant plants) be utilized in dry areas? ~ No N/A 

31 Will high efficiency irrigation systems be installed (e.g. drip irrigation; ' smart' ~ No N/A 
controls)? 

32 Have you planned to control invasive species such as Scotch broom, English ivy, ~ No N/A 
Himalayan and evergreen blackberry growing on the property? ~~~ Ni~t\.1..6..Jc ~ 

33 Will topsoil will be protected and reused on the site? Yes No N/A 

~ll- Top MA'f Pe.cU~ ~~ fq'Z ~·c\-Si= /t=)(~A,..JC\ 1= 
Energy Efficiency 
Improvements in building technology will reduce energy consumption and in turn lower greenhouse gas 
[CHG] emissions. These improvements will also reduce future operating costs for building occupants. 
34 Will the building design be certified by an independent energy auditor/analyst? Yes No N/A 

If so, what will the rating be? k\O"C ILOOWA.t @ 7JJ1~ ~z:o0l~ S\-k:i!; 
35 Have you considered passiv~ so~ar design prin~ples for space heating and cooling~ No N/A 

or planned for natural day lighting? 'rU;ior o.:=.scc:; ~ A~D ·~ ~TJS<1V!J 
l\.\~..1!6€5 for~TL~L- Lt?~ fog_~ ~.:::;'{ y~15!2.An0i..1 

36 Does the design and siting of buildings maximize exposure to natural light? ~ No N/ A 
What percentage of interior spaces will be illuminated by sunlight? % 
~tc:,10 I ~~s~ ~lU~ LJ.£1\.Z"~S J>,) COM}1'.t:S12c.-t.}..1..; Sf~ 

37 Will heating and cooling systems be of enhanced energy efficiency (ie. ® No N/A 
geothermal, air source heat pump, solar hot water, solar air exchange, etc.) . 
If so, please describe. \'re ·lo~fl~o&D i:PR f1.1rl !~ t!>T ~ATFF- peeµ~ 
If you are considering a heat pump, what measures will you take to mitigate any 
noise associated with the pump? \?o'.:f' "(Of U>-Jl"(6 '}ZpMOJS: ZbJRTIO~~l'SS 

38 Has the building been designed to be solar ready? ~~ No N/ A 

~11..-~~ .\.1#7 ~ ~1~~ °folZ- fucu~ "6D~e ~C(°PJCiAC 
39 Have you considered using roof mounted photovoltaic panels to convert solar Yes No N/A 

energy to electricity? 
y~ ... ~f ~j'(~ ~ ~~~T.ArtOJ ft_te~spPu.lL'f .caJstp~ ~'2- 78t~ u~ 

40 Do windows exceed the BC Building Code heat transfer coefficient standards? ~ No N/ A 

W1>-J~~ WrLv ~T l'.¥- exc~ AU.-- WPS- ~MP~ 
41 Are energy efficient appliances being installed in this project? 

If so, please describe. ~ ~t~(lbl.J 1-f>f'lA,b~S W\VJ ~~ ~l~ tee Ce:lJ~l~ 
42 Will high efficiency light fixtures be used in this project? ~ No N/ A 

lfso, pleasedescribe.YE5. ~V' f('~l:(U~ Td M..A>-.J/' PU~AC, sr~ 
43 Will building occupants have control over thermal, ventilation and light levels? ~ No N/A 

y~s 

44 Will outdoor areas have automatic lighting [i.e. motion sensors or time set]? 
y~) ~, q,r(DDOE-- LDCA710,.J=. 'NILV ~b\Jp Lit::.\-\( SN~o~~ 

45 Will underground parking areas have automatic lighting?'1'1E45 

I' 1l I . . \ : . I \ •t '. \. l ' : I s f' I ~ \ . r. I ... .. l l I' ', i.~ l \ I J .\ : \ !: •\ ' ! ' \l ' ~ 1"\ ! \ ! : · .• L '\ :· ' 
1.l ; i ~ ' !l i •• : -, ~ • LI i.., l ... I i I , 1 • •• ' '. . \ : I • ' • \I \. 

~No 

~No 

N/A 

N/A 
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Air Quality 
The following items are intended to ensure optimal air quality for building occupants by reducing the use 

• of products which give off gases and odours and allowing occupants control over ventilation. 
46 Will ventilation systems be protected from contamination -during construction I l · . -

: and certified clean post construction? ~No : N/A 

47-. Areyouusing-anv natural. non-toxiC. water sofUh1e orTow-voc [vol-atile organi~. ---·t1 --
11-·----- , 

, : compound] paints, finishes or other products? ~ No N/A i 

L 4B_J tt,Tif~~~~~~~1~~i~~~~w~~'f~pa~:;~a)~.,:;r~x:i~o ..1r A ~Nr~-1 

L49·Lwi11hard floOCSurface ffiate;:falS-coVerrnore .than 750io o(iheiiveabieiloor area? ~~01- N/A-j 
~1 -5o~--~r~·sh~~~t~~-b~'J~~~<ltZ~ flo~~1:iltM~n-s~trce~}--JE:l/~-----~~-No-[ N/A -· 
~ _ I Y~s. ·· ~1 ____ ___, 

Solid Waste 
Reuse and recycling of material reduces the impact on our landfills, lowers transportation costs, extends the 
!jfe-cycle_of f?.r<}._duct~,_!nd reduces the amou_nt O~f7E!._tura_{ re.!!l!!!~f!.L'!!~<!. to !!!_anufac~l!!..e~'!ew pre&c.!!._ __ I 
51 

1
1 Will materials be recycled during demolition of existing buildings and structures? ~T No 1 N/A 1 

I If SO, please describe. LL\~ .h-M~? c.&J tE2 MACffE;. I i I 

;-s2-I ~~.~~!:::~e~~r~~~~=h~1~":ct~s 'i P~1Nc, ~-NOlN;Al 
L__l__ 1-'>lk!Lf.;>~. \<,§2<a&\2__ .. );i£L~.~y~~---~l- ____ _J 
j 53 I Does your project provide enhanced waste diversion facilities i.e. on-site recycling !~ I No N/A ' 
I i for cardboard, bottles, cans and or recyclables or on-site composting? I j 

r.54 t or-nWCommerci01dOVelopnl€nt,file you providing wastOOnd recycling ~No N/ A-
h r~~ee_t~c!es for cus!_~_e_rs_? __________________ . ___ .__ _ _,__ _ _.._ __ ---1 

l
Green Mobility I 
The intent is to encourage the use of sustainable transportation modes and walking to reduce our relianc.~ 
on personal vehicles that burn fossil fuels which contributes to poor air quality. 

I 55·1-,s-p~d~strlan lighting provided i ~d;e pathwaySthrough- parking and landscaped-~ No l N/A 

~56 -I ~~r~~~~~~~J~-~-~~~T:~~~~~t~:~~~il1e~~~~s -p-rovided-with-;-safe path[s-] --~h~ol N/~ 
ts1i +~:~~!P.-:r~i~~Jt~~i1;"~;:':21~cra~~sf.~~~:1~0~.;;\ce;1 - ~j-No h~;;_J_I 
\ ·5·sl :o,reaccOssible bike racks provid€d for visitors? ~- No l·N/A- ! 

1 s~ ~;~:f ~r;;~'i:'ed ~iO;Cle pa:ing~d dedicat~ lockers ~ro_v::im:esid~n~~§No1:'.'--
l 
6o ~I Does your development provide residents or employees with any of the following features to reduce 

personal automobile use [check all that apply]: 
I I 0 . transit passes 

0 car share memberships 

I 0 shared bicycles for short term use 
~ weather protected bus shelters Off' srns ~ ~I oPQ ~y m-1~ I 

I i 

L. 
"ill plu_g-in_:_ f_?~ _ele.~t~i~ veh.l~.~s _____ --------

ls there something unique or innovative about your project that has not 
been addressed by this Checklist? l! _so, please add extra pages to ~escribe it. ·----------
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06April2016 

Design Review Committee 

clo Trevor Parkes, Senior Planner 

Development Services 

Township of Esquimalt 

RE: Westbay Triangle Redevelopment, 

Westbay, Esquimalt, BC 

APR 0 7 2016 
CORP. OF TOWNSHIP 

O«) _ OF ESOUIMALT ~ 

'~ ~~ (OpMEN\S<:;,,~ 

Rezoning Application: Incorporation of Planning and DRC Commentary 

Members of Design Review Committee, through Trevor Parkes, 

Hillel 
arc h i t ec tur e 

101 18~1 Gak F.>a9 . .\vcnu<' 
Vidc>ria F.>C VBR - IL:~ 

phcm<' 250 . 5~'2 . " 1"8 

~ax 2.50 .5~12 . ~178 

Please find enclosed with this correspondence, supportive drawings for our proposed Rezoning of the lands known as The Westbay 
Triangle and including the following property titles: 

468 Head Stmet [Triangle Estates/, 

PIO tKJ1~3-991Lot8, Bbck H, Sec/kJn 11, Esquima! Distri:t, Plan 292 /468 Head Street/; 

PIDtKJ6-720439, Lot5, BbckH, Sectbn 11, Esquima!Distri:t, Plan292/410HeadSb8etj; 

PIO fKXJ.IJJ6- 722, Lot 4, Bbck H, Sec/kJn 11, Esquimalt Disfrict, Plan 292 /412 Head SbrJetj; 

PIDtKJ9..115-024, Lot 1, BbckH, Sectbn 11, EsqUJinal!Distri:t, Plan292/515GwSb8eQ; 

PIDtKJ9..115-016, Lot 2, Bbck H, Sectbn 11, Esquima! Distri:t, Plan 292 /509 Gw SbrJeQ; 

PIO OtKJ..104-580, Strata Lot 1, Section 11, Esquimalt Distri:t, Strata Plan 509, together with an inlellJSt in the CO/Tl/Tl(}{/ property in proportion to the unit entitlement of the 

shta bl as shown(}{/ FIYTTI 1 {922 Lyall StreeQ; 

PIO OtKJ..704-598, Strata Lot 2, Section 11, Esquimalt District, Strata Plan 509, together with an interest in the comm(}{I property in proportion to the unit entitlement of the 

strata bl as shown (}{/ FIYTTI 1 {920 Lyall StreeQ; 

PIDtKJ9.. 175-tKJB, Lo/6, BkJckH, Section 11, Esquima#Districf, Plan292/918Lya11Street/; 

and PIO tKJ9..114-885, Lot 7, Bbck H, Sectbn 11, Esquimalt Distri:t, Plan 292/912 LyaH Street]. 

Response to of Commentary 
In previous DRC presentation and subsequent discussions, several project improvements were noted by committee members for our 
consideration. In addition, commentary from the planning staff from their internal review has been received. Both commentaries have 
been incorporated into a new drawing set submitted to Esquimalt, this April 6'h, 2016. 

Portions of those drawings are submitted herein where they are modified to suit DRC commentary as well. In addition, new drawings 
disclosing development planning for the remainder of the Triangle Lands (referred to as Triangle II in some correspondence) have been 
advanced for preliminary disclosure, as supportive documentation to the developments plans of The Triangle at Westbay. 

Drawings enclosed address several DRC commentary; 
1. DRC members were supportive of all perimeter building setbacks (±6m) but expressed concern over a limited internal setback 

with a neighbouring property. Although at this time those neighbours are one and the same, matched legal owners under a 
separate corporate ownership, of both affected lands, the members of the DRC felt that it was warranted to provide a means of 
both disclosure and enforcement be registered on title to ensure typical building spacing where currently no legal mechanism 
of enforcement exists or had influence over neighbouring property development planning. A mechanism such as a "no build' 

Hillel Architecture Inc. Page 1of2 



setback was discussed and the dimension set by the members of the DRC was 12m between building faces. In addition, the 
owners were asked to advance their development planning to ensure that owners and consultants were aware of the 
impositions of this 'no build' setback. Drawings containing statements of this "no build' setback have been signed and sealed 
and resubmitted to Esquimalt. Also enclosed herein are 11x17 preliminary drawings disclosing the plans and building volume 
currently under development for a rezoning submission for the lands subject to this no build setback, which verify the 
understanding of, and comply with, this 12m "no build' setback. 

2. In response to earlier commentary during the development of the Westbay Community Development Guidelines a residential 
surface parking facility at the intersection of Gore and Lyall Streets was enclosed with a sculptural wall. DRC commentary 
favoured an open visually more clear surface parking facility with this item removed. Consultants also feel this will increase 
night time personal safety. 

3. In response to DRC commentary, revisions have been made to the property corner at the intersection of Gore and Lyall 
Streets. It was requested that this area feature additional trees in locations coming from the removal of some surface parking, 
and that these trees be large and statuesque in scale, by species. The revision has included removing two surface parking 
stalls to permit two feature trees of a species known to grow to substantial proportions. These will serve as a back drop to the 
central feature tree being protected in this special corner park, which is the oldest living surviving tree from the original farm 
orchard. This surface parking area is in a location above a substantial sanitary sewer trunk exiting from the military base and is 
therefore placed purposefully in a no build zone. We are pleased to state that in the vicinity of these proposed substantial 
trees, no hinderance exists to their root structure that will prevent them from reaching the full potential of their species. 

This drawing package is submitted for previewing by DRC members in anticipation of their presentation April 13th. 

Regards ~~C..ll 'b L 
Peter Hardcastle 
Hillel Architecture Inc. 
Web Site built for the Westbay Triangle: http://www.westbaytriangle .ca/#fwe-heard-you 

Hillel Architecture Inc. 

APR 0 7 2016 
""'CORP. OF TOWNSHIP 
"(<> _ OF ESQUIMALT ~ 
\.~ N~ 
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Planning Commentary and DRC 
Commentary incorporated into 
this submission replaces this 
30 representation. This portion 
of the site development is revised. 

DRAWING LIST 

Architectural Drawings Enclosed 

§ 
A1.1 Existing Site and Site Data 
A1.2 Graphic Project Summary 
A1.3 Site Development Layout 
A1.4 Site Development Finishes 
A1.5 Graphic Summary of Setbacks 

~ 
A2.0 Underground Parkade Layout 
A2.1 Bldg 1 • Ground Floor @ Head Street Layout 
A2.2 Bldg 1 • Ground Floor @ Head Street Finishes 
A2.3 Bldg 1 & 2 Ground Floor@ Lyall Street Layout 
A2.4 Bldg 1 & 2 Ground Floor @ Lyall Street Finishes 
A2.5 Bldg 2 Floors 2nd through 5th floors 
A2.6 Bldg 2 Penthouse (Sixth) Floor Plan 

§ 
A2.7 Building 1 • Suite Floor Plans 
A2.8 Building 1 - Suite Floor Plans 
A2.9 Building 2 - Suite Floor Plans Orav.~r.otf'<id&oll 

A2.10 Building 2 - Suite Floor Plans """""l""""'"""P>'tage 

A2.11 Building 2 - Suite Floor Plans 

§ 
A3.0 Proposed Project Perspectives 
A3.1 Neighbourhood Perspectives 
A3.2 Building 1 - Head Street !northeast] & Gore Street [northwest] Elevations 
A3.3 Building 1 - [southeast) & [southwest) Elevations 
A3.4 Building 1 • Detail Elevations and Finishes 

~ 
A3.5 Building 2 - Lyall Street [south] Elevation 
A3.6 Building 2 - North Elevations 
A3.7 Building 2 • Gore Street [west] & East Elevations 
A3.8 Building 2 - Detail Elevations and Finishes 

§ M .1 Building 1 & 2 - Section Facing [northwest] Gore Street 
M .2 Building 1 - Section Facing [south) Lyall Street 
A4.3 Building 2 • Section Facing (northeast) Head Street 

D A4.4 Building 1 & 2 - Material Board Ma;,na!Bo.wd po"'1fClbde"''°"""'' pt<mt. .wm..oo 
MYaooninateri.a:fin.s'"oesonc.b~onsheetsA3Jt../JJS 

CONTACT LIST 
Prime Consultant & Architect of Record 

Hillel Architecture Inc. 
1011831 Oak Bay Ave, Victoria, BC V8R 1C3 
Contact: Peter Hardcastle 
Phone: (250) 592.9198 
Fax: (250) 592.9178 
Email: peter@hillelarch.ca 

Property Owner 

Lindholm Land & 
Investment Corporation 
7081 Central Saanich Road, Victoria, British Columbia , Canada V8M 1Y3 

Contact: Mark Lindholm 
Phone: (250) 383.5678 
Fax: (250) 383.8565 
Email: mark.lindholm@lindholmland.ca 

THE TRIANGLE AT WESTBAY 
ESQUIMALT, BRITISH COLUMBIA 
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4MlieM!Sreet JTrlalljeEslacesl. 
PI0 00!-Ml41Lot8, ~H.~ 1 1 E~Ooi;tricl, F\wi292(458 Ho3C Sll'ee¢ 
PID Ol)6.720-439. lol5. Bb::kH.S&ditvl11.~Dl!.ttl.Plln212i'10 Hffds.111¢ 
PCIOOO-OJ6..1Zll01 4, BlockH.$6C9orl11 E$Qlallllil 0os:tiicl. PIMl292 {4nHe'1111 S .. 
Ptel009-t~2-4, Lat1,aoc:t; H,Seoon11. ESQtMnan: Ots~PWIZS2 f5 1~GcftStetlt 
PID 000-17f>-01 i. Lol2.Sk:d:.H.StetOllT~fllililOiOreLPlatl292[5i)IGortS..~ 
PIO IJ».104-5l!O S1tatllOl.1.$eoon 11 . E~tant S!rlfaPtil'l~. tl9tfler..elll'I 
tllaJKl 1r1 1he~pr~.,~bhttJJA~iU cl hlst«akllali5IXM!l 
aiFatn 1Jmly•5'!eeit: 
Pfl llJ0.704--593. Slrata. lot2~ 11. E $q\lff<*O.strca.Slra~Plan509~dl&11 
~Sl ill the o:J'lliOIOl\PfVl*tY#\~ ION-t.nilemtlen'lenlol h!.!ralatllnslll»n 
Ql'IFONl\!lfl20ly.al SlMlf 
PE 009· 17S.U LrA6. Bto. H. ~11,~0im:t. Platl292 '918l)'alStrt"elt 
mc!PIOOl»-17+s&S. Lo1 7SlockH, Stckirl11.E~wtlla!lOuRt. Pl.lrlm{)12 Ly;ilsnaj. 

0---··~-~-

Original Survey Source 

Mcllvaney Riley Land Surveying Inc. 
#113 · 2244Sooke Road 
Victoria. B.C. V98 1X1 
(250) 474·553S 

v.v.w.mtls.ca 

LINDHOLM LAND 
& INVESTMENT 
CORPORATION 

II 
7081 CentralSaaoich Road 
Victoria, British Columbia 

CanadaVBM1Y3 
mark.lindholm@tindholmlaod.ca 

.,. lllage grade 

;f6 elevation points from existing topographic 
~'\mley, approXJmate lo building faces, 
determined existing average grade. 

7.3875m Geodetic 

[id Existing Site 
·-···---·· -.--·-·----·---·-··- ··-··-- -··-··-··--- -··--··---- ------·---··-····--···--··-····· 

A1.1 Scale 1:500 

/ 

CMCADDRESS 

CIVIC ADDRESS 
472, 470, 768 Head Street. 515, 509 Gore Street. 922, 920, 918, 912 Lyall Street. 
Please note; 464, 460 Head Street are not included in this submission. Separate ownership. 

PROJECT DATA 

ZONING: 

DENSITY 

Sile Area (m2) 

Lot Coverage% 

Floor Space Ratio 

Building Foolplint 

Total Floor Area 
See diagrams A 12 

Building 1 Ground floor breakdown: 
CRU1 : 102m2 cl I 97 m2 inside 
Group A. Group D. Group E 

CRU2: 62m2 cl I 59.5m2 inside 
Group D, Group E 

CRU3: 62m2 cl I 59.Sm2 inside 
Group D. Group E 

CRU4: 62m2 cl I 59.5m2 inside 
Group D, Group E 

GRUS: 62m2 cl I 59.5m2 inside 
Group D. Group E, Group C 
Live or work unit 

CRU6: 62m2 cl I 59.5m2 inside 
Group D, Group E, Group C 
Live or work ll1it 

Maximum Height 

Maximum Storeys 

SITE SETBACKS 

Head Street 

Gore Street 

Lyau Street 

Interior Side Yard 

RESIDENTlAL UNITS 

No. of Residential Units 

PROPOSED PROJECT 

4,075m2 (43,865 ft2) 

54.8% (2235.3 m2 measured to outside face, buildings & all canopies) 
63% (2572.7m2 as measured above and including central park) 
1.39 (5172 m2 developed 14075 site m2) 

Building 1 and Building 2 combined: 2166.2 m2 
• areas based off exterior face of exterior walls 
• includes all elevated palls I terraces. 

Building 1: Esquimalt definition for floor space ratio cak:ulations 
Ground Floor: 968.6 m2 
2nd Fl00<: 400.0 m2 
Total Floor Area: 1,368.5m2 

G101: 62m2 cl / 59.5m2 inside Building 1 Second Floor breakdown: 
Group C, D (6ve work) P201: 59.Sm2 cl I 59.5m2 inside 
2 bedroom residenUal suite Group C. Group D 

G102: 62m2 cl J 59.5m2 inside P202: 97m2 d / 59.5m2 inside 
Group C, D (live work) Group C, Group D 
2 bedroom residential suite 

P203: 97m2 cl I 59.5m2 inside 
Group C, Group D 

P204: 97m2 cl I 59.5m2 inside 
Group c. Group D 

P205: 97m2 cl I 59.5m2 inside 
Group C. Group D, 
live or work unit 

Building 2: 
713.3m2 Level 1 

Level2-5 
Level6 

755.3m2 Each of 4 floors 
569.0m2 

Total Floor Area: 4303.5 m2 
(areas based off definition: inside lace of exterior walls+ deductions) 

Building 1: 21.75m ±above average grade 7.4m (7.3875m geodetic) 
Building 2: 7.6m ±above average grade 7.4m (7.3875m geodetic) 

Building 1: 2 storeys 
Building 2: 6 storeys 

•2.0 m ~lustrated by Westbay Neighbourhood Development Guidlines, pg 38 
Drawings demonstrate ±5.8m to bldg face (±6m to grid) 

•Illustrated similar to 2.0m page 38 of development guidelines 
Drawings demonstrate ±5.8m to bldg face (±6m to grid), 3.0m to Ex~ Stairs 

•1 .0 m illustrated by Westbay Neighbourllood Development Guidlines, pg 40 
Drawings demonstrate ±5.8m 

•0.5m demonstrated to internal sideyard 

73 total residential units 

Building 1: 
Ground Floor: 
2nd Floor: 

Building 2: 
Ground Floor: 
2nd Floor: 
3rd Floor: 
4th Floor: 
5th Floor: 
6th Floor: 

Building 1: 

2 units Level 6.2m facing Gore Street 
6 units Level 9.2m facillg Parll Terrace 
I total 

11 units 
12 units 
12 units 
12 units 
12 units 
6units 

65total 

8 - two bedroom residential units 

Building 2: 
17 - two bedroom residential units 
48 - one bedroom residential units 

LEGAL ADDRESS 
468 Head Stroot [Triangle Estates], 
PIO 001-843-991 lot 8. Block H, Section 11 . Esquimalt Disbict. Plan 292 [468 Head SlreetJ; 
PIO OOf>.720-439, lol 5, illod< H, Section 11, Esquimalt Diotrict, Plan 292 [470 Head Slreet]: 
P!l IJ00.-036. 7'22 . lot 4. Block H. Section 11. Esquimalt Districl. Plan 292 14n Head Street); 
PIO 009-HS-024. Loi 1. Block H. Section 11. Esquimal\Disllict, Piao 292 [515 Gae Steel]; 
PIO ~17S-016, Lot 2. Block H, Section 11 , EsquimaltDisllict. Plan292 [509 Gore S~eet): 
PIO 000.704-580. Strata Lot 1, Section 11, Esquimalt District, Strata Plan 5(19, together wrth an interest in the 
common property io proportion lo the un~ eootlement of the slrata lo! as shown on Foon 1 [922 Lyall Street]; 
PIO IJ00.704-598, Strala Lot 2, 5e<:tion 11, Esquimalt Distllcl Strata Plan 500, together with an interest in the 
common property in~ to the unit entitlement of the slratalolassha.YnonFoon 1 [920 LyallStreel]: 
PIO 009-17!>-008, Lot6. Block H, Section 11 , Esquimalt Distncl, Plan 292 [918 Lyal Street]; 
and PIO 00!1-174-885, Lot 7, Block H.Sedion 11 , EsquimaltDistrict. Plan 292 [912 Lyall Street). 

PARKING (assignment of parking alocations shown sheet A2.0) 

parking stalls on site 

Parking Bylaw Standards 
referenced: 
Cafe@14m2 

or 5 seats per stall 
Grocer@35m2 
Retail@25m2 
Office@30m2 

15% of required commercial 
parking can be meet by use of 
residential guest parking stalls 
during business hours 

Residential 1.3 each 
25% to be assigned 
as visitors stalls 

Commercial Loading Stall 

parking staHs off site 

BIKE PARKING 

Bicycle parking 
Class I (endosed in bldg) 

Commercial bicycle parking 
Class I (enclosed in bldg) 

Electric bicycle charging 
Class I (enclosed in bldg) 

Motorcycle I soooter parking 
(gas fueled scooters I motorcycles) 
• covered or enclosed 

CRU 1 @ 14m2 I 1 stall / 5 seats 
CRU2@25m2 
CRU 3@25m2 
CRU4@25m2 
CRU5@25m2 
CRU6@25m2 
Total commm:lal: 

{14surlaa.~.6parl<adepa<k~9) 

Total Residential 73 x 1.3 each: 
Residential Guest Parking 

Total Project provided: 

12 stalls (inside + outside seating) 
2.38 stalls (highest parking use assumed) 
2.38 stalls (highest parking use assumed) 
2.38 stalls (highest parking use assumed) 
2.38 stalls (highest parking use assumed) 
2.38 stalls (highest parking use assumed) 
23.9 stalls (20-24 stalls I leasing dependent] 
· 3 stall$ equivalent deducted for pamng bylaw item 11.2 
(· 15% commerctal stalls permitted to share residential guest staUs) 
· 2 stals deducted for parmg bylaw ~em 13.5 
(providingbic)<iefacib .. s) 

18.9 commercial stalls - 20 provided 

1 spaceflexcessofparkingneedsbasedonpredietedtenanciesandtheir 
parbngneedsassessedby spaceuse, attcYcftlgpaltmgbylaw 

94.9 stalls - 99 stalls provided. 
25% assigned as visitors - 24 stalls 
12 shor1 term surtace + 12 long term endosed 

119 stalls provided (5 In excess of Bylaw requirements) 

(assignment of parking alocations shown sheet A2.0) 

Not required I less than 700 m2 commercial space 

15 parallel street parking stalls provided on municipal property and not counted 

110 provided (1.5 per residential unit ) As per: 
Esquirnalt OCP, Section 2. Managed growth, 2.2.4. 1.j,page 16 

9 provided (1.5 per corMlercial tenant) exceeds: 
Esquimalt OCP. Section 2. Managed growth, 2.3.1.f, page 18 

2 locations provided for residents, exceeds Bylaw 

.9mx 1.8mstal : 19 stalls (exceeds Bylaw requirement) 
surface public parking 4 stalls 
parkade level P1 : 8 stalls 
parkade level P2: T stalls 
total: 19 stalls 

Electric motOJcycle I scooter charging 
(rechargable battery operated) 

3 locations provided, exceeds Bylaw 

Guest bicycle parking: Residential 
Class II (outdoor racks) 

Guest bicycle parking: Commen;ial 
Class II (outdoor racks) 

Bike and Motorcycle user facilities 
(showers, laundry) 

BUILDING STORAGE 

Residential Storage 

Additional Storage Rooms· 6 units 

(revenue producing storage units, 

6 guest bikes al residential entry. As per: 
Esquimalt OCP, Section 2. Managed growth. 2.2.4.1.j, page 16 

6 guest bikes at Head and Gore intersection. Exceeds: 
Esquimatt OCP, Seciion 2. Managed growth, 2.3.1.f, page 18 

Bikers and Mariners shared laundry and showering facilities 
(commercial employees. residents, marine lease holders only) 

75 residential storage lockers provided ( min 1 per residential unit ) 

23.5m2 storage room 1 (parkade P2 level 2.9m grade) 
23.5m2 storage room 2 (parkade P2 level 2.9m grade) 

for 6 commercial tenants on ground 28.5m2 storage room 3 (parkade P1 level 5.9m grade) 
floor adjacent lo commen;ial use spaces) 28.5m2 storage room 4 (parkade P1 level 5.9m grade) 

APR 0 7 2016 

28.5m2 storage room 5 (parkade P1 level 5.9m grade) 
28.5m2 storage room 6 (parkade P1 level 5.9m grade) 

»it lOU _,.,. 
·- - --------- -- ------·--
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Permission ts granted for these drawings to be reprinted 
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--~-f Floor Area Graphic Su~mary 
-~~~-) Scale 1: 500 

f - ·2 = +--Site Coverage Graphic Summary 
~2 Scale 1: 500 
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i Typical Floor Level 
I Lyall Slreet Residences: 
II Second Floor, 

Third Floor, 
Fourth Floor, 

i Fifth Floor. 

I 

I 

I / 

I 

/ 

/ 

/ _.,,. 
/ 

/// 

/ 

/ 
/ 

Typical Penthouse Level 
Lyall Street Residences 
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Daily Shading Summary: March, June, Sept. 
Scala 1: ±900 

ypical 9AM shadow patterns for the Spring and Fall Equinox demonstrating no 
ob·ectionable shadows on surround~din s. 

Shadows/ 9AM and 3PM, March 21st, Sept. 21st 
Scale 1: ±900 

T H E T R IANGLE@ WESTBAY 
ESQU I MALT BRI TI SH COLUMBIA 

ZONING BYlAW 1992. NO. 205-0 
Amendmenl B)'iaw No. 2861 

NEW DEFINITION USED IN THESE DOCUMENTS 
-i:loof' ma• when used in relerence to a floor. Storey o< &Hiding means the entire 
area which 11 plan is endosed by ttie tntertcr face of the exterior waMs of the Storey Of 
noor1evo1. ca1<:u~tednaccordancoM!hsectiool4 

{9) al PART 4 • GEllERAL REGULATIONS Sedlon 14. 

NEW DEFINITION USED IN THESE DOCUMENTS· 
14. CALCULATION OF FLOOR AREA AND FLOOR AREA RATIO 

{1) The1olowingshaGnotbeildudedas.FborArea: 
(a) balcontes. 
(b)OIJ"fl ded<sandsunded<s, 
(c)unenclosed porchesandverandas, 
(d)dlimneysformingpartofane~e<lorwaff . 
{e) projecting baywin<lows'lfherelhebottom ol the window is located a 
minimF.11\ 0.3 metres aoovetne noor, and no area of ihebay window in plan 
exceeds1 .0squar&metre 

{2)1naaditioo. !tlefollowingshall nolbeindudedasFloor Area inMuftipleFamffy 
Dwe!Mngs and in residential portions o1 Mixed Commercial.I ReslOential Buildings: 

(a) theareaofthetbofclanyandalpor1onsol the Bulttrtgu&ed 0<11tendedto be 
usedfortheparkingormovementofveh1cies, 
(b}secure bicydestorage fadities tl»le lockers); 
(c)theareaofliieftoorofanyand al! por11cmofthe8uitding intendedtobeusedbyall 
residon~oflhebuilcting, indudlngbolrollim~edlolh<>follo;.ing 

{ij mezzanines, 
(ii) corridors and hallways, 
{ii) landings and foyers 
(iv)staircasesand5lairwells: and 
(v)elevatorsllafts. 

(3} 1naddition, the lolowingshall notbe induded asF'loorMeaforthepurposesof 
romputiogFloof'AteaRatic,. 
(a} Myportionofapenthoosecootainlngelevatororventilatingmachioery; 
(b) Anyporbon ofa Building where the ceing height is less than 1.2 metres abcNe tie 
floor. 

NEW DEFINITION USED IN THESE DOCU~tENTS 
'"Floor Area Ratio• means the fgt&re obtarted when the Floor Area of an floors and 
Storeys in all Bufdings on a Poree! is divided by tiM: Alea of the Parcel, calculated ri 
accordancewilhSection14. 
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NEW 6 STOREY BUILDING 

.. ...._ 1.0 . GroundF~ ___ _ 

<::.- 9.275m Geodeti< 

Lyall Street 

THE TRIANGLE@ WESTBAY 
ESQUIMALT • BRITISH COLUMBIA 

§J!~..£.ir:il~hes L~~-~g _ 
ListofFlOISheslypicalotal elevaliOns --

( g ) existing trees to be undisturbed during construction 

<.]V common planting area - see landscape plan for details 

<:M) seeded or sodded grass area - see landscape plan ror details 

( !li.l approximate location of new ~ee planting area - see landscape plan for details 

··:![> rock feature - see landscape plan for details 

@ raised concrete planter- see landscape plan for details 

I 
~ untt paver area - pathways and patios 

·~_P_§l new asphalt surface 

@' municipal sidewalk - poured concrete finish 

<.'.§:1 private sidewalk - coloured poured concrete finish 

@ private walkways I su~e entry features • coloured poured concrete finish 

(fr; private terrace - untt pavers finish 

(]!fl roof top terrace • unit pavers finish 

i~ private residents parl< - unit pavers finish with bench seating 

® \ site privacy screening • cedar fence - see landscape plan for details 

CLl§I landscape privacy screening - see landscape plan for details 

( @ ! cultured stone veneer on concrete retaining wall with a concrete cap 

~J[J concrete retaining wall w~h a concrete cap 

@ six bike dass 2 visoors bike parl<ing / locilabte 

(~ asphalt surlace vehide parl<ing stalls 

'~ precast concrete parl<ing blocks, typical all parl<ing stalls 

r@ ; publ<:art 

11!; l parl<ing I s~e lighting 
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p_arking spaces 
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I Sit~_i11ishe~L.~R~11ct 
Ustof Finisheslypitalofall elevations 

~ un it paver area - pathways and patios 

l~l new asphalt surface 

•..:!§, municipal sidewalk - poured concrete finish 

rJ_§_) private sidewalk - coloured pOlXed concrete finish 

1'ffi' private walkways I sune enlly features - coloured poured concrete finish 

<}'"}; private terrace - unit pavers finish 

\ (~ roof top terrace - unit pavers finish 

@ ) private residents park - unit pavers finish with bench seating 

1$ \ site pnvacy screening - cedar fence - see landscape piafl for details 

ill§ landscape privacy screening - see landscape plan for details 

@ cultured stone veneer on concrete retaining waff wrth a COJ!Clete cap 

@ , concrete retaining wall wnh a concrete cap 

•-!If: six bike class 2 visitors bike parking / lockable 

(ii!'-:, asphalt surface vehicle parking slalls 

'~- precast concrete parking blocks, typical all parking stalls 

'@ J publicart 

(~ parking I stte lighting 
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RZ and DP Proposal 

Siewalks and stree1 trees shown 
only to remind the aud ience that 
1he total composition is considered . 
and only phase one is submitted 
at this time. This RZ /DP application . 
is responsible for items and finishes 
demonstrated herein on approl<lmately 
three street faces, and re~irs along 
shared internal prioperty boundaries 
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This site subject to future 
RZ and DP Proposal 

Siewalks and street trees shown 
only lo remilld the audience that 
the total compositioo is considered, 
and only phase one is subrM!ed 
at this trne. This RZ /OP applica1ion 
is responsible for items and finishes 
demonstrated llelein on appro~mately 
three street faces, and fW'llrs along · 
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ListofF"Klishes typicalofal elevatioris 

.~rr, existing trees to be undisturbed during construction 

~· common planting area - see landscape plan for details 

'~ljt) unrt paver area - pathways and patios 

r~, new asphalt surface 

:M:$:i municipal sidewalk - poured concrete finish 

r~: private sidewalk - coloured poured concrete finish 

~l private walkways I suite entry features - coloured poured concrete finish 

(ff) private terrace - unit pavers finish 

(gf.' • roof top terrace - unit pavers finish 

@ J private residents park - unit pavers finish with bench seating 

(~ site privacy screening - cedar fence - see landscape plan for details 

I@ · landscape privacy screening - see landscape plan for details 

\ ~ cultured stone veneer on roncrete retai"ling waft with a concrete cap I 
(~. concrete retaining wall wtth a concrete cap 

~ six bike class 2 visitors bike parking I lockable 

,VP'> asphalt sllface vehicle parking stalls ~ 
'_~- precast concrete parking blocks, typical all parking stalls 

c@ public art 

1~p parking I site lighting 
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This site subject to future 
RZ and DP Proposal 

Siewalks and slreet trees shown 
only to remind the audience that 
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~-1- Building 1 [southeast] Exterior_.§!~~~tion _ _ __ 

Exterior Finishes Legend 
List of Finishes typical of all elevations 

Roofing 

(fil:".> Pre-finished metalic gray steel flaslling 

i 1[2) Clear Sikkens Cetol finished exposed rafter tails 

(OJ) Exposed rafler tails wrapped with wood tone coloured steel 
~- ·· flashing 

(~) Clear Sikkens Cetol finished fascia boards 

t ·05:, non-combustible hardi (or woodtone product) fascia boards - wood 
~- tone finish to match building 1 

(j~'; Clear Sikkens Cetol finished exposed cedar sctf~ 

tjj) non-combustible soffit finish - wood tone to malch building t 

( j)f) Structural timber framing roof canopy, clear Sikkens Cetol start 
~-- Canopy on slone veneer column supports. 

(00 i Structural timber framed sunshade canopy with clear Sikkens Cetol 
~- finish over residential windows 

i A3.3 Scale 1:100 ', ___ , 

Exterior Finishes 

\ 10) Panelized, smooth stucco r:Jw melaUic gray steel reveals, Recycled 
·-· clear glass incorporated into surface Colour 1 : Wh~e 

( ff) Panelized, smoolh stucco clw metallic gray steel reveals, Recycled 
~ clear glass incorporated into surface Colour 2: Gray 

( fa'1 Panelized, smooth stucco clw metallic gray steel reveals, Recycled 
~-· clear glass incorporated into surface Colour 3: Graphne 

(13') Stucco a<>:ent band dw recycled green and clear glass 
~- incotpOrated into surface Coh:>ur: Gray 

(14) Clear Sikkens Cetol finished 1x4 T &. Groove Cedar siding installed 
-~ square edge out for a bandsawn tight joint surface 

Cjs") Nim-combustible cementitious wood composite paneling, cedar 
- · mill texture, factory prefinished wood tone 1x4 ship lap siding 

(har<li or woodtone rustic series?) 

(16"> Cultured stone veneer. Classic series country ledgestone pattern 
·- · by Cultured Stone OR limestone pattern (or cliffstone pattern) by 

Eldorado Stone (or similar) 

( 17. ) Dark gray elastometrlc paint finish to exposed concrete 
·- · components 
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Exterior Components 

ClQ) Clear Sikkens Cekll finished cedar wood and glazing storefront 
entry door system 

<'.ij) Clear anodized al"1linum glazed storefront entry door system 

C.17) Clear anodized alllTlinum exterior glazing system 

<23) Coloured aluminum balcony doors r:Jw glazing panels wi1h clear 
'""'--~ anodized aluminum frame 

(:ID ~~ue spandrel glazing system within clear anodized aluminum 

CJl) GrapMe grey solid metal door 

'1:~ 1 Wall-mounte.d railing system: clear anodized aluminum posts and 
panel mounting hardware r:Jw frameless ciear tempered glass 
panels 

'. V l Wall-mounted railing system: clear anodized aluminum posts and 
··- ·· panel mounting hardware dw frameless ciear !Bmpered glass 

panels wfth clear Sikkens Cetol finished 1 x4 cedar screening 
members 

( 28i Terrace railing system: clear anodized al"1linum posts and panel 
--' mounting hardware r:Jw clear tempered glass panels 

iji) Upstand balcony wall : panelized. smooth stucco finish r:Jw metallic 
gray steel reveals, recycled clear glass incorporated into surtace 
and pre-finished metallic gray steel flashing cap 

Exterior Features 

<.M.~1 Cultured stone veneer on concrete column with a concrete cap 

(~D Cultured stone veneer on concrete retaining wall with a concrete 
cap 

(~i) Exposed roncrete stairs. sealed 

(~~) Exterior light fixture 

(~'1 Exterior building signage 

(~§) Cut aluminum plate building signage wnh stand-offs 

\~) aluminum skylight 

( ·1 Building 1 [southwest] Exterior Elevation c A3.31-;~~;;-· -- ---------------------- ·----
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Building 1 [southeast) Exterior Elevation ( - - Building 1 Head Street [northeast] Exterior Elevation 
!, A3.4 Scale 1: 50 ,.____... A3.4 Scale 1: 50 
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Building 2 - [east] Exterior Elevation 
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Building 2 - Lyall Street [south] Exterior Elevation 
Scale 1: 75 

Building 2 - Lyall Street [south] Exterior Elevation 
Scale 1: 75 
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Building 2 - Side Entry Roof 

(4' Building 2 - Lyall Street [south] Exterior Elevation 
~ Scale1:75 

Exterior Finishes Legend 
List of Finishes typical of all elevations 

Roofing 

@ Pre·f1t1ished melallic gray sleel flashing 

(g ) Clear Sikkens Celol finished exposed ratter tails 

@ Exposed rafter tails wrapped with wood tone coloured steel 
flashing 

@ ) Clear Sikl<ens Celol finished fascia boards 

@ non-ccmbustible hardi (or wood lone product) fascia boards. wood 
tone finish to match building 1 

(!§_) Clear Sikkens Cetol finished exposed cedar soffit 

@ non-combustible soffit finish· wood tone to match building 1 

~) Structural timber framing roof canopy, clear Sikkens Cetol stain. 
Canopy on stone veneer column supports. 

@'J ~~~~t~~rtir;:~:a~~~n::~ade canopy with clear Sikkens Cetol 

Exterior Finishes 

@ Panelized, smoolh stucco clw metallic gray steel reveals, Recycled 
dear glass 111corporated into surtace Colour 1: WMe 

@ Panelized, smooth stucco clw metallic gray steel reveals, Recycled 
clear glass mcorporated into surtace Colour 2: Gray 

@ Panelized, smooth stucco clw metallic gray steel reveals, Recycled 
clear glass incorporated into surlace Colour 3: Graphite 

(W Stucco accent band c:/w recycled green and clear glass 
~ incorporated into surlace Colour : Gray 

<14) Clear Sikkens Cetol finished 1X4 T & Groove Cedar siding installed 
'-'-' square edge out for a band sawn tight joint surlace 

@:> Non-combustible cementi~ous wood composite paneling, cedar 
mill texture , faclory prefinished wood lone 1x4 ship lap siding 
(hardi or woodtone rustic series?) 

( 'f6'; Cultured stone veneer. Classic series country ledgestone pattern 
'-'-~ by Cultured Stone OR Limestone pattern (or cliff stone pattern) by 

Eldorado Stone (or simnar) 

(fl) Dark gray elastometric paint finish to exposed concrete 
components 

Building 2 - Gore Street [east] Exterior Elevation 

(_~ Building 2 - Gore Street [east] Exterior Elevation 

[~J Scale1: 75 

Exterior Components 

<20:1 Clear Sikkens Cetol finished cedar wood and glazing storefront 
-~ entry door system 

@ Clear anodized aluminum glazed storefront entry door system 

@ Clear anodized aluminum exterior glazing system 

@> ;::iz~ ::~~:~~~ ~:ny doors cNi glazing panels with clear 

@ ~~':'e spandrel glazing system within clear anodized aluminum 

@ Graphite grey solid metal door 

~) Wall-mounted railing system: clear anodized allJ'!linum posts and 
- panel mountil'(l hardware cNi frameless clear lemperad glass 

panels 

@'J Wall-mounted railing system: clear anodized aluminum posts and 
• panel mounting hardware c!w frameless clear tempered glass 

panels with clear Sikkens Cetol finished 1x4 cedar screening 
members 

(U i Terrace railing system: clear anodized aluminum posts and panel 
~ mounting hardware <iw clear tempered glass panels 

@ Upstand balcony wall: panelized. smoot.h stucco finish <iw metalic 
• gray steel reveals, recycled clear glass incorporated into surtace 

and pre-finished metallic gray steel flashing cap 

Exterior Features 

GE> Cultured stone veneer on concrete column with a concrete cap 

r'TI"i Cultured stone veooer on concrete retaining wall with a concrete 
·~..- cap 

@ Exposed concrete stairs • sealed 

@ Exterior ight fixture 

@ Exterior bulding signage 

(W Cut akJminum plate building signage with stand-offs 

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

       DRC Meeting:  April 13, 2016 
 

STAFF REPORT 
 
DATE: 
 

April 7, 2016  

TO: 
 

Chair and Members of the Design Review Committee 

FROM: 
 

Trevor Parkes, Senior Planner 
 

SUBJECT: 
 

DEVELOPMENT PERMIT 
826 Esquimalt Road 
[PID 006-075-495  Lot 2, Section 11, Esquimalt District, Plan 4225] 

 
RECOMMENDATION: 
 
That the Esquimalt Design Review Committee [DRC] recommends to Council that the 
application for a Development Permit authorizing the form and character of the proposed 
development to that shown on architectural plans provided by Praxis Architects Inc. stamped 
“Received March 29, 2016”, and the landscape plan prepared by Lombard North Group Inc., 
stamped “Received March 29, 2016”, and sited as detailed on the survey plan prepared by J.E. 
Anderson and Associates, stamped “Received March 29, 2016” for the 6 storey, thirty unit, 
multiple family residential building proposed to be located at PID 006-075-495  Lot 2, Section 
11, Esquimalt District, Plan 4225 [826 Esquimalt Road], be forwarded to Council with a 
recommendation to either approve, approve with conditions, or deny the application. 
 
BACKGROUND:  
 
Purpose of the Application:  
 
The applicant is proposing to construct a six storey, 30 unit, multiple family residential building 
including a grade level podium structure containing a lobby, utility areas and a 22 space parking 
garage. The podium would extend to the, north, west and east property lines but would maintain 
a 5.0 metres setback from the street while the 5 storey tower section would step modestly 
inward on the north, west and east sides thereby somewhat mitigating the perceived mass of 
the building. Two additional parking spaces dedicated to visitors are proposed to be located in 
front of the building bringing the total parking to 24 spaces. 
 
This site is located within Development Permit Area No. 1 – Multi-Unit Residential; therefore a 
development permit is required to ensure the application meets the intent of the design 
guidelines contained in Section 9.3 of the Township’s Official Community Plan. 
 
The applicant is requesting approval of a Development Permit for the form and character, and 
landscaping proposed on the attached drawings as one is required prior to submitting for a 
Building Permit. While the required zoning amendment remains outstanding, the Public Hearing 
has occurred and Council has granted third reading to the amending bylaw. Staff are working 
with the applicant’s representatives to ensure Council requirements are satisfied prior to 
returning the amending bylaw to Council for consideration of adoption. 
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Context 
 
Applicant: Vangaurd Projects Inc. [Mark Eraut] 
 
Owner:  Magenta Enterprises Ltd., Inc. No. BC0296034 
 
Property Size:   Metric:   924 m2      Imperial:  9944 ft2 
 
Existing Land Use:  Single Family Residence 
 
Surrounding Land Uses: 
North:    Single Family Residential 
South:   Single Family Residential/ Commercial  
West:  Multiple Family Residential [4 storeys] 
East:  Multiple Family Residential [2 storeys] 
 
Existing OCP Designation: Multi-Unit, High-Rise Residential 
 
Existing Zoning: RD-3 [Two Family/Single Family Residential] 
 
Proposed Zoning: CD-96 [Comprehensive Development Zone No. 96 at third reading with 
Council approval pending registration of a S.219 Covenant] 
 
Comments from Other Departments  
 
The plans for this proposal were circulated to other departments and the following comments 
were received by the submission deadline: 
 
Building Inspection:  Building to be constructed to requirements of BC Building Code 2012 
and Municipal Building Code Bylaw, 2002, No. 2538.  Applicant must address all issues 
contained within the Township Development Protocol should application be approved. Plans will 
be reviewed for compliance with BC Building Code upon submission of a Building Permit 
application. 
 
Engineering Services:  Engineering staff have completed a preliminary evaluation of Works 
and Services that would be required for the 30 unit multiple family residential building proposed 
to be located at 826 Esquimalt Road.  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 may be required up to the centre line of Esquimalt Road. Should the 
application be approved, additional comments will be provided when detailed civil engineering 
drawings are submitted as part of a Building Permit application. 
 
ISSUES: 
 
Zoning 
 
CD-96 zoning was specifically tailored to accommodate this proposal. The proposed design is 
consistent with the form and character presented supporting the rezoning application and the 
building height, massing, density, siting and parking requirements satisfy all of the CD-96 zone 
regulations outlined in Amendment Bylaw No. 2864 [attached]. 
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Official Community Plan 
 
Policy direction contained in the Esquimalt Official Community Plan was reviewed by staff and 
presented to Council as part of the consideration of the rezoning application. Official Community 
Plan, Section 9.35, Guidelines for Owners of Land within the Development Permit Area No. 1 - 
Multi-Unit Residential are specifically relevant to consideration of this Development Permit 
Application [attached]. 
 
OCP Section 9.3.5(a) states, in part, that the size and siting of buildings abutting single, two- 
unit and townhouse dwellings should reflect the size and scale of adjacent development and 
compliment surrounding uses. The proposed building designed to be consistent with the OCP 
Land Use Designation for this site, Multi-Unit High-Rise Residential. While the building design is 
inconsistent with this guideline today, the OCP envisions the adjacent sites to the east  and 
west redeveloping at, or above, 6 storeys and the sites to the north redeveloping in a 4 storey 
residential form. 
 
OCP Section 9.3.5(b) states, in part, that new buildings should be designed and sited to 
minimize visual intrusion onto the privacy of surrounding homes and minimize the casting of 
shadows onto the private outdoor space of adjacent residential units. The proposed building 
designed to be 18 metres in height with substantial mass therefore it is expected to cast 
shadows on properties to the east and west. Properties to the north of this parcel are already 
affected by the presence of a significant Oak Tree located at the rear of 843 Old Esquimalt 
Road. The applicant has provided a shadow analysis [attached] showing the impact shadows 
cast by the proposed building have on neighbouring parcels. Residential units in this proposal 
are sited in close proximity to the side lot lines, when compared to existing zoning standards. 
Overlook onto adjacent sites is an unavoidable consequence of this siting profile dictated by the 
relatively small lot width. 
 
OCP Section 9.3.5(c) states that high density multi-unit residential buildings should be designed 
so that the upper storeys are stepped back from the building footprint with lower building heights 
along the street. While the five upper floors do step in from the edges of the first floor podium, it 
is the opinion of staff that this proposal is not consistent with this design guideline. 
 
OCP Section 9.3.5(d) states that landscaping should emphasize the creation of an attractive 
streetscape as well as provide privacy between individual buildings and dwellings, screen 
parking areas and break up large expanses of paving. The proposed installation of two street 
trees located within the municipal boulevard combined with the multi-stem trees and shrubs 
proposed for the east and west corners of the Esquimalt Road frontage will soften the grade 
level impression of the building and screen the two outdoor parking spaces from the street. 
Proposed planting beds along the east and west sides of the elevated terraces will also serve to 
create visual interest and provide screening for those using the outdoor terrace patio spaces. 
The combination of plantings and the retention of the significant oak tree north of the site will 
preserve and enhance privacy on the northern terrace patios and will provide a focal point for 
residents looking down from units located on the upper floors. 

 
OCP Section 9.3.5(f) states that underground parking will be provided for any multi-unit 
residential building exceeding four storey. This proposal does not comply with this design 
guideline. 
 
OCP Section 9.3.5(i) states that retention and protection of trees and natural habitat is 
encouraged. The applicant has provided a Tree Assessment [attached] of the significant oak 
and has, through a covenant, agreed to enforce the recommendations to ensure required tree 
protection during construction. 
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OCP Section 9.3.5(k) states that site lighting should provide personal safety while being of a 
type that reduces glare and does not cause spillover of light onto adjacent parcels. The 
recessed and partially sunken lobby and shielded pedestrian areas on the terrace level should 
mitigate any significant light spillover to the street or adjacent sites. It remains unclear to staff 
whether light emitting from the parking garage will have a detrimental impact on the property to 
the east or the west due to the light permeable security grills proposed along the east and west 
walls of the parking garage. 
 
OCP Section 9.3.5(l) states garbage receptacle areas should be screened. This is achieved as 
the garbage and recycling areas are contained within first floor podium. 
 
OCP Section 9.3.5(p)(i) states that in order to create more aesthetic and functional design, long 
narrow parcels with minimal road frontage should be avoided. The subject property is 
approximately 19 metres wide across the Esquimalt Road frontage which is a narrow for a multi-
unit residential development of this kind. 
 
OCP Section 9.3.5(p)(ii) states that parking areas should be placed away from the street. The 
parking demand for this high density project has driven the applicant to use as much of the site 
as possible for parking, including installing spaces in front of the principal building adjacent to 
the street. 
 
OCP Section 9.3.5(p)(iii) states that porches and windows should overlook the street to increase 
personal interaction and safety. The proposed design achieves this by providing the outdoor 
terrace on the second floor and decks and windows for units on floors above. 
 
ALTERNATIVES: 
 

1. Forward the application for Development Permit to Council with a recommendation of 
approval. 

 
2. Forward the application for Development Permit to Council with a recommendation of 

approval including specific conditions. 
 

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

 
 
 
_____________________ 
Trevor Parkes  
Senior Planner 
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Extract from Esquimalt Official Community Plan 
Adopted March 2007 

Development Permit Area No. 1 - Multi-Unit Residential 

9.3.1 Scope 
All land designated Multi-Unit Residential on Schedule "C" are part of DPA No. 1. 

9.3.2 Category 
Section 919(1 )(f) of the Local Government Act - form and character, multi-family residential. 

9. 3. 3 Justification 
This Plan emphasizes the importance of protecting residential neighbourhoods and encouraging 
a high quality of construction for new development. It is essential that new multi-unit 
residential development not have a negative impact on, or be out of character with, existing 
residential neighbourhoods. The primary objective of Development Permit Area No. 1 is to 
ensure that the development of multi-unit residential sites is compatible with surrounding 
uses. 

9.3.4 Requirements of Owners of Land within the Development Permit 
Area 

a) Owners of land within Development Permit Area No. 1 must not do any of the 
following without first obtaining a development Permit in accordance with the guidelines for 
this Development Permit Area: 

i) subdivide lands; or 

ii) construct or alter a building or structure; 

without first obtaining a Development Permit in accordance with the guidelines of this 
Development Permit Area. 

b) Exemptions: 

The following do not require a development permit: 

i) construction of buildings or structures less than 10 square metres in area; 

ii) minor additions to existing dwellings where the floor area of the addition does 
not exceed 10 percent of the ground floor area of the dwelling; 

iii) emergency repairs to existing structures and public walkways where a potential 
safety hazard exists; 

iv) fences; 

v) the cutting of trees as permitted upon application under the municipal tree 
protection bylaw; and 

vi) placement of signs less than 1. 5 sq. metres in area. 

9.3.5 Guidelines for Owners of Land within the Development Permit Area 
a) The size and siting of buildings that abut existing single- and two-unit and townhouse 

dwellings should reflect the size and scale of adjacent development and complement the 
surrounding uses. To achieve this, height and setback restrictions may be imposed as a 
condition of the development permit. 
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Adopted March 2007 

b) New buildings should be designed and sited to minimize visual intrusion onto the privacy of 
surrounding homes and minimize the casting of shadows onto the private outdoor space of 
adjacent residential units. 

c) High-density multi-unit residential buildings or 
mixed commercial/residential buildings in 
commercial areas with a zero front setback 
should be designed so that the upper storeys 
are stepped back from the building footprint, 
with lower building heights along the street 
front. 

d) Landscaping of multi-unit residential sites 
should emphasize the creation of an attractive 
streetscape, as well as provide privacy between 
individual buildings and dwellings, screen 
parking areas and break up large expanses of 
paving. 

e) Surface parking areas in multi-unit residential developments less than five storeys in 
height, will be situated away from the street and screened by berms, landscaping or solid 
fencing or a combination of these three. 

f) Underground parking will be provided for any multi-unit residential buildings exceeding 
four storeys. 

g) The retention of public view corridors particularly views to the water should be encouraged 
wherever possible. 

h) To preserve view corridors and complement natural topography, stepped-down building 
designs are encouraged for sloping sites. 

i) Retention and protection of trees and the natural habitat is encouraged wherever possible. 

j) Townhouses will be designed such that the habitable space of one dwelling unit abuts the 
habitable space of another unit and the common wall overlap between adjo_ining dwellings 
shall be at least 50 percent. 

k) Site lighting in multi-unit residential developments should provide personal safety for 
residents and visitors and be of the type that reduces glare and does not cause the spill 
over of light onto adjacent residential sites. 

l) Garbage receptacle areas and utility kiosks should be screened by solid fencing or 
landscaping or a combination of the two. 

rn) For waterfront sites, retention of natural features and existing trees should be a priority in 
site planning considerations. 

n) When any existing single-unit residence or duplex residence is being redeveloped to a 
multi -unit residential use by adding on of one or more dwelling units, such addition will be 
designed so that all of the units form a cohesive whole. In order to achieve cohesiveness: 

i) both, the existing and proposed structures will be in the same architectural style; 

ii) _variations between the roofline of the existing building and any proposed 
addition(s) will be no greater than 1.5 metres; 
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iii) roof styles and pitches must be complementary; 

iv) architectural features such as sloping roofs and dormers should be incorporated into 
the design to unite the various parts of the structure; and 

v) the existing and proposed structure will be constructed using the same or 
complimentary exterior finishes including roofing materials, window treatments, door 
styles and other finishing details . 

o) · Within the area bounded by Tillicum, Craigflower, Lampson and Transfer Streets, 
redevelopment to multi-unit residential use will require that vehicular access to these sites 
be off Lampson Street rather than Tillicum, in recognition of the high levels of traffic 
currently using Tillicum Road. 

p) To create a more aesthetic and functional design that links each multi-unit residential 
project with the streetscape, the following guidelines are recommend: 

i) Avoid long, narrow parcels with minimal road frontage (consolidate one or more parcels 
where necessary); 

ii) Place parking areas away from the street; and 

iii) Design porches and windows overlooking the street to increase personal interaction and 
safety. 
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CORPORATION OF THE TOWNSHIP OF ESQUIMALT 
 

BYLAW NO. 2864 
 

A Bylaw to amend Bylaw No. 2050, cited as the  
“Zoning Bylaw, 1992, No. 2050” 

 
THE MUNICIPAL COUNCIL OF THE CORPORATION OF THE TOWNSHIP OF ESQUIMALT, 
in open meeting assembled, enacts as follows: 
 
1. This bylaw may be cited as the “ZONING BYLAW, 1992, No. 2050, AMENDMENT 

BYLAW No. 2864”. 
 
2. That Bylaw No. 2050, cited as the “Zoning Bylaw, 1992, No. 2050” be amended as 

follows: 
 
 (1) by adding the following words and figures in Part 31, Zone Designations, in the 

appropriate alpha-numeric sequence: 
 

“Comprehensive Development No. 96 (826 Esquimalt Road) CD No. 96” 
 
 (2) by adding the following text as Section 67.83 (or as other appropriately numbered 

subsection within Section 67): 
 

67.83 COMPREHENSIVE DEVELOPMENT DISTRICT No. 96 [CD No. 96] 
 

In that Zone designated as CD No. 96 [Comprehensive Development District No. 
96] no Building or Structure or part thereof shall be erected, constructed, placed, 
maintained or used and no land shall be used except in accordance with and 
subject to the regulations contained in or incorporated by reference into this Part.  

 
(1) Permitted Uses 

 
The following Uses and no others shall be permitted: 

 
(a) Multiple Family Residential 
(b) Home Occupation 

 
(2) Number of Buildings and Dwelling Units 

 
Maximum One (1) Building containing not more than thirty (30) Multiple Family 
Dwellings in total. No Accessory Buildings or Structures permitted. 

 
(3) Floor Area Ratio 

 
The Floor Area Ratio shall not exceed 2.15 

 
(4) Unit Size 

 
The minimum Floor Area for each Dwelling Unit shall not be less than 44 square 
metres. 
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(5) Parcel Size 
 

The minimum Parcel Size of fee simple Parcels created by subdivision shall be 
920 square metres.  

 
(6) Building Height 

 
No Building shall exceed a Height of 18 metres. 

 
(7) Lot Coverage 

 
(a) A Building shall not cover more than 90% of the Area of a Parcel. 

 
(b) Notwithstanding 7(a), that portion of a Building constructed above the First 

Storey shall not cover more than 62% of the Area of a Parcel. 
 

(8) Siting Requirements 
 

(a) Building   
 

(i) Front Setback [First Storey]: No Building shall be located within 5.0 metres 
of the Front Lot Line. 

 
(ii) Front Setback [Above First Storey]: No Building shall be located within 6.0 

metres of the Front Lot Line. 
 

(iv) Side Setback [First Storey]:  No Side Setbacks shall be required 
 

(iv) Side Setback [Above First Storey]:  No Building shall be located within 
1.5 metres of the western Interior Side Lot Line or within 2.1 metres of the 
eastern Interior Side Lot Line. 

 
(v) Rear Setback [First Storey]:   No Rear Setback shall be required. 
 
(vi) Rear Setback [Above First Storey]: No Building shall be located within 

3.3 metres of the Rear Lot Line. 
 

(9) Siting Exception 
 

Within the CD-96 zone, the minimum distance to the Front Lot Line, measured 
from the Front Setback [Above First Storey], may be reduced by not more than 
2.1 metres to accommodate a front eave, attached to and forming part of a 
Principal Building. 

 
(10) Fencing 
 

Subject to Section 22, no fence shall exceed a Height of 1.2 metres in front of 
the front face of the Building and 2 metres behind the front face of the 
Building. 
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(11) Off-Street Parking 
 

(a) Notwithstanding Section 13 of Parking Bylaw, 1992, No. 2011, off-street 
parking shall be provided in the ratio of 0.8 spaces per dwelling unit. 

 
(b) A minimum of 4 of the parking spaces required above (11(a)) shall be 

marked “Visitor”. 
 

(c) A minimum of 1 of the parking spaces required above (11(a)) shall be 
marked “Car Share Vehicle”. 
 

(d) Notwithstanding Section 9(4) of Parking Bylaw, 1992, No. 2011, a 
maximum of 2 parking spaces may be located closer to the Front Lot Line 
than the front face of the Principle Building. 

 
(3)  by changing the zoning designation of PID 006-075-495 Lot 2, Section 11, 

Esquimalt District, Plan 4225 [826 Esquimalt Road] shown cross-hatched on 
Schedule “A” attached hereto, from RD-3 [Two Family/ Single Family Residential] 
to CD No. 96 [Comprehensive Development District No. 96]. 

 
(4) by changing Schedule ‘A’ Zoning Map, attached to and forming part of “Zoning 

Bylaw, 1992, No. 2050” to show the changes in zoning classification effected by 
this bylaw. 

 
READ a first time by the Municipal Council on the 4th day of January, 2016.  
 
 
READ a second time by the Municipal Council on the 4th day of January, 2016.  
 
 
A Public Hearing was held pursuant to Sections 890 and 892 of the Local Government Act on 
the 1st day of February, 2016.  
 
 
READ a third time by the Municipal Council on the 1st day of February, 2016. 
 
 
ADOPTED by the Municipal Council on the ---- day of --------, 2016.  
 
 
 
 
 
 
 
 
 

BARBARA DESJARDINS 
MAYOR 

 ANJA NURVO 
CORPORATE OFFICER 
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~ GYE +ASSOCIATES 
~Consultants in Urban Forestry and Arboriculture 

Township of Esquimalt 
Parks Division 

To whom it may concern: 

Re: 826 Esguimalt Road 

October 26, 2015 

Please find enclosed our Tree Protection Plan and Report for the above property. 

BACKGROUND: 
The subject property is a residential lot located in a developed area (see overview photo #1 ). The existing 
house is proposed for demolition and a new condo is planned for construction in a near future. The owner 
is applying for a building permit. Site grading for the 
new structure requires the grade at the back of the lot 
to be lowered by approximately 1.Sm. The area at the 
back of the lot contains a large rocky outcrop, which 
lies within the protected root zone of a large Garry 
Oak growing on the adjacent parcel to the north at 843 
Old Esquimalt Road (see photo 2, page following). 
The grading will necessitate blasting the rock outcrop 
and there is concern this activity may negatively 
impact the root habitat of the oak. 

ASSIGNMENT: 
Gye and Associates (G&A) have been retained to 
assist the owner of the property to minimize 
disturbance to the subject oak tree. Our assignment 
is limited to this one tree; no other trees growing on 
the site have been assessed. 

Urban Forests by Design 

Photo# 1 

c : 250-739-8825 
lserban@gyeandassociates.ca 

www.gyeandassociates.ca 
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OCT 3 0 2015 

METHODOLOGY: 
To complete this assignment, we have adopted the following approach. 

1. We began by reviewing the proposed site plan with the developer, including the site grading 
requirements. 

2. We visually assessed the condition of the subject oak tree and its growing environment. 
3. Using the estimated stem diameter of the oak at 1.4m above grade, we calculated the critical root 

zone radius of the tree using a multiplier of 12. This radial offset was overlaid onto the attached 
site plan to provide an approximation of the actual sensitive root area. 

4. With this information, we assessed the probable impacts to this environment (and ultimately to the 
tree) from the blasting and soil removal required to achieve the proposed grades. 

5. Based on this assessment, we formulated our recommendations below for the protection of this 
tree. 

OBSERVATIONS: 
Site Assessment I History: 

• The subject property is rectangular in shape, relative flat except for a gentle slope at the back of 
the property up toward the oak tree. The site has an old building on it with no evidence of recent 
soil disturbances. 

• The two properties are separated by a chain-link fence. 
• Soil plots reveal a loam texture that is relatively free draining. 

Photo# 2 

2 



0 
~ 0 CT 3 0 2015 " 
~ s 
~ CORP. OF TOWNSHIP~ 
~~ OF ESQUIMALT " 

~ GYE +ASSOCIATES 
~ Consultants in Urban Forestry and Arboriculture 

Description of the trees on site: 

• Six Big leaf maple trees are located on the property (see attached ~an for tree on) and 
were the subject of a previous tree management plan. ENGIN~~ 

• The subject Garry oak tree is located on the neighboring property to the north, approximatively 
10m distant from the property line. 

• The Garry oak tree is well structured with no visible signs of insects' attacks, disease or significant 
mechanical injuries (see photo #3 and table #1 ). No surficial roots were observed. 

Crown Radius (m) DBH (cm) PRZr(m) 
Structural 

Health Recommendation Common Name 
Condition 

Garry oak X 3 12 to 14 70/80/90 18 Good Good Protect and retain 

Table #1 

• The surface of the rocky outcrop is exposed. 
• We assess the probability of a tree failure, either in whole or in part, to be low. 

Photo# 3 

DISCUSSION: 
Based upon our estimated critical root zone calculation, we estimate that 5 - 10% of the tree's root system 
may be encroaching into the applicant's property in soil areas adjacent to the rock outcrop. These roots 
are likely to lie within the upper 1 - 1.5m of soil and would be displaced by the proposed grading; 
however, provided best practices are followed, we do not believe this presents a signicant impact to the 

3 
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tree. The greatest potential risk to the tree is from rock blasting improperly carried out. Charges that are 
too large and with too high a peak particle velocity can displace soils further back toward the tree and 
rupture the fine, non-woody, roots that are responsible for the uptake of moisture and nutrients. These 
impacts can be avoided if appropriate measures are followed. 

TREE PRESERVATION MEASURES: 
The following protection measures are recommended . 

1. Prior to site preparation, temporary fencing should be erected across the back of the site at the 
furthest extent of the critical root radius. Large format, all-weather, signage should be placed on 
the fence identifying the area within as protected tree habitat and prohibiting entry. 

2. The arborist must meet with the general contractor and the excavation and blasting sub­
contractors prior to site work commencing to review tree protection objectives and measures and 
to review and discuss the blasting plan. 

3. The arborist must be present to oversee any work within the protected tree area (TPA), including 
blasting, excavation, hauling or service trenching. 

4. Any change in tree protection fencing or access within the fenced area must be approved 
beforehand by the project arborist. 

5. Procedure for blasting near tree root zones: 
a) Blasting vibrations in the vicinity of the Tree Protection Areas are not to exceed a peak 

particle velocity of 25 mm/sec. 
b) When blasting is required immediately adjacent to a Tree Protection Area, the blasting 

contractor must pre-shear the area between the blasting work and the Tree Protection Area. 
Drill closely spaced holes and use PRIMEAFLEX as the explosive product. 

c) No fertilizer-based explosive is permitted, due to its toxicity to tree roots. 
d) The project arborist must be in attendance when blasting is occurring immediately adjacent to 

Tree Protection Areas. 
e) The contractor will prevent rock debris from the blast site from entering the TPA. 

6. Every care must be taken not to damage the branches of the oak tree. If one or more branches is 
deemed to interfere with future building, it must be properly pruned under the oversight of the 
project arborist. Any tree roots damaged during excavation will be pruned back to undamaged 
tissue by the arborist. 

7. The vertical face of the excavation adjacent to the trees will be covered with a geo-textile fabric to 
prevent soil dessication and erosion. 

8. Avoid any unnecessary soil fills and cuts. 
9. No equipment, materials or excavated soil will be placed or stored within the TPA. THIS 

PARTICULARLY INCLUDES HOARDING OF EXCAVATED SOILS NEEDED FOR BACKFILLING 
OF THE HOUSE FOUNDATION, WHICH IS EXPRESSLY PROHIBITED. 

OCT 3 0 2015 
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CERTIFICATION: 
This report and the opinions expressed within it have been prepared in good faith and to accepted 
arboricultural standards within the scope afforded by its terms of reference and the resources made 
available to the consultant. 

Prepared by: 

4 
~~r.!'_ 

Lucian Serban B.Sc. Forestry 
ISA Certified Arborist & Municipal Specialist PN-7558AM 
ISA Tree Risk Assessment Qualified 

On behalf of Gye and Associates, Urban Forestry Consultants Ltd. 

Reviewed by: 

Jeremy Gye - Senior Consultant 
Consulting Arborist (Diploma, American Society of Consulting Arborists , 1997) 
ISA Certified Arborist (Certification No. PN-0144A) 
ISA Municipal Specialist (Certification No. PN-0144AM) 
Certified Master Woodland Manager (Small Woodlands Program of BC) 

On behalf of Gye and Associates, Urban Forestry Consultants Ltd. 

Distribution: 
Mark Eraut 
Michael Levin 
Kristin Schulberg 
Ryan Hourston 

OCT 3 0 2015 
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ZONE: 
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SITE AREA: 929.887 M2 

FLOOR AREA: LEVEL ONE 
LEVEL TWO 
LEVEL THREE 
LEVEL FOUR 
LEVEL FIVE 
LEVEL SIX 

TOTAL FLOOR AREA: 

M2 
0 
370.66 
417.299 
417.299 
417.299 
379.93 
2002.487 M2 

FLOOR AREA RATIO: 2002.487 M2 I 929.887 M2 = 2.15 
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2J2EJ2 1±12.EM 1-l2E12 tlLELOOK 
LEVEL1 0 0 0 0 
LEVEL 2 3 0 0 3 
LEVEL 3 3 2 2 7 
LEVEL4 3 2 2 7 
LEVEL 5 3 2 2 7 
LEVEL6 4 2 0 6 

TOTALS : 16 + 8 + 6 30 

TOTAL DWELLING UNITS: 30 

PARKING PROVIDED: 

TOTAL STALLS: 

19 
4 
1 

24 

RESIDENT STALLS (BEHIND GATE) 
VISITOR' STALLS 
'CAR SHARE VEHICLE' STALL 
(.8 PER DWELLING UNIT) 

6 SPACE BIKE RACK PROVIDED FOR VISITORS IN FRONT YARD . 

BUILDING HEIGHT: 18 METRES 

AVERAGE GRADE: 21.546 = 
(21.6 + 21.3 + 21.358 + 21.9 = 86.185 I 4) 

AMENITIES PROVIDED: 45 BICYCLE STORAGE UNITS. 
30 SECURE STORAGE UNITS. 
1 AMENITY ROOM WI DIRECT GARDEN TERRACE ACCESS . 
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•ELEVATIONS: SOUTH AND EAST 

MATERIALS 

2. 

3. 

4 . 

CONCRETE CNI VERTlCAL +HORIZONTAL REl'EAL JOINTS+ FORM TIE ARTICULATION. 
FINISH: SEMI· TRANSP'AR.ENT STAIN AND CLEAR ACRYLIC SEALER. 
STAJN COLOR: "BEECHNLlT'' BY 'SURECRETE' 

FIBRE-REINFORCED CEMENT BOARD: SMOOTH PANEL 
COLOR: JAMES HARDIE 'COLOR-PLUS' : "HEATHERED MOSS" 

FIBRE-REINFORCED CEMENT BOARD: SMOOTH PANEL 
COLOR: JAMES HARDIE 'COLOR-PLUS' : 'TUSCAN GOLO' 

srucco : FINE TEXTURE 
COLOR: "HORIZON" BEN.JAMIN MOORE: (BMOC-53) 

5. PRE FINISHED METAL FLASHING 

6. 

COLOR: "KENDALL CHAR.COAL" BEJAMIN MOORE (HC-166) 
COLOR: "HO .~IZON" BENJ AMIN MOORE: (BMOC-53) 

SOFFIT: WOOD 
COLOR: NATURAL STAIN 

PRE-FINISHED-PRIMED-COLOR-MATCHED 'FRY REGLET': 
COLOR: "HANCOCK GREY-KAKI" BENJAMIN MOORE: (BM HC-97) 

ACCENT PANELS: FIBRE- REINFORCED CEMENT BOARD: SMOOTH PANEL 
COLORS: "CDl'INGTON BLUE" BENJAMIN MOORE (BM HC-13B) 

"SWART GOLD" BENJAMIN MOORE (BM HC-10) 
"GEORGIAN BRICK" BENJAMIN MOORE (BM HC-50) 

9. WINOCWS: "1NYL 
STANDARD COLOR: WHIT'E 

10. GUARDS ANDIOR SCREEN: 
WOVEN WIRE SCREEN WITH METAL EDGING 
COLOR: NAWRAL ALUMINUM FINISH 
ACCENT PANELS ON GUARDS: SHEET METAL TO MATCH ACCENT COLORS 

RAILINGS: 2" DIAMETl'R PIPE RAIL 
STANDARD COLOR: "CHARCOAL" 

12. ACCENT GLAZJNG: COLORED OPAQUE GLASS TO MATCH ACCENT PANEL COLORS. 

13. PRE-FINISHED METAL COLUMN CA5iNG. 
COLOR: "CHARCOAL" 
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Th is sketch does not constitute a redefinition of the legal boundaries 
hereon described and is not to be used in any manner which would assume some. 

Lot boundaries a.re approximate and subject to verification by o registered legal survey 

e Cop)T"ight 2015 J.E. Anderson & Associates. All rights reserved . No person may copy, reproduce, transmit or 
alter t his document in whole or in part wit hout the consent of J.E. Anderson & Associates. 

J.E. Anderson & Associates accepts no responsibi lity or liability for any damages that may be suffered by a 
third party as a result of any decision made, or actions taken based on this document. 

Subject to charges, legal notations, and interests shown on : Title No. CA3127465 (P.l.D. 006-075-495) 
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