
  CORPORATION OF THE TOWNSHIP OF ESQUIMALT 

 DESIGN REVIEW COMMITTEE 
AGENDA 

WEDNESDAY, MAY 11, 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. LATE ITEMS

III. ADOPTION OF AGENDA

IV. ADOPTION OF MINUTES – APRIL 13, 2016

V. STAFF REPORTS

1) DEVELOPMENT PERMIT and DEVELOPMENT VARIANCE PERMIT
925 Esquimalt Road
[PID 003-329-127, Lot A, Section 11, Esquimalt District, Plan 22176]

PURPOSE OF APPLICATION: 

The owner is proposing a new roof for the building which would include a new roof profile. 
The new roof is an alteration to the form and character of the subject Multi-Unit Residential 
Building therefore a Development Permit is required. The building is non-conforming to 
current Zoning Bylaw requirements for both height and siting.  The new roof profile will 
further increase the height of the building; therefore the variance is required before a 
building permit can be issued. 

Staff request the Design Review Committee provide comments on the following: 

That the proposed change to the exterior of the building which will increase the height, due 
to a change of roof profile, is appropriate. 
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RECOMMENDATION: 
That the Esquimalt Design Review Committee [DRC] provide Council and the Director of 
Development Services with comments on the exterior alteration [new pitched roof] 
proposed for 925 Esquimalt Road as illustrated in the architectural drawings prepared by 
Keay Cecco Architecture Ltd., stamped “Received May 3, 2016”, and including the following 
variances for the property at PID 003-329-127, Lot A, Section 11, Esquimalt District, Plan 
22176 [925 Esquimalt Road] and make a recommendation to either approve, approve with 
conditions, or deny the application. 

Zoning Bylaw, 1992, No. 2050, Section 44 (4)(a) - Building Height: A 2.0 metre increase to 
the requirement that no principal building shall exceed a height of 11 metres. [ie. from 11 
metres to 13.0 metres], specifically for a 3:12 pitch hip roof. 

Zoning Bylaw, 1992, No. 2050, Section 44 (5)(a)(ii) – Siting Requirements – Principal 
Building: A 1.17 metre decrease to the requirement that no principal building shall be 
located within 6 metres of an Interior Side Lot Line. [ie. from 6 metres to 4.83 metres], 
specifically for the balconies located on the east elevation and the north wall of the building. 

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. As the applicant had satisfied all outstanding conditions, Esquimalt 
Council adopted the required change to zoning for this property on Monday, May 2, 2016. 

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 May 6, 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. 
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3) OFFICIAL COMMUNITY PLAN AND REZONING APPLICATION 
“Esquimalt Village Project”
1235 Esquimalt Road
Lot 1, Section 11, Plan EPP32782

PURPOSE OF APPLICATION: 

The Esquimalt Village Project is a 12,795.1 m2 mixed-use project proposed for an 8090 m2 
parcel located in the heart of the Township of Esquimalt adjacent to the existing Municipal 
Hall (Schedule “A”).  The Esquimalt Village Project is envisioned as a model example of 
exemplary mixed-use design that will be the catalyst for the rejuvenation of Esquimalt’s 
core.   

At this stage, the Design Review Committee is being asked to comment generally on 
massing, building height, building setbacks, and site layout.  Once the Official Community 
Plan and Zoning Bylaws have been amended the applicant will submit a development 
permit application at which time the Design Review Committee will be asked to comment on 
form and character (including colour, materials, and design details).  Because the 
application includes an amendment to the Official Community Plan that will create a site 
specific development permit area, it is appropriate to comment on the proposed design 
guidelines (Schedule “F”). 

RECOMMENDATION: 

The Esquimalt Design Review Committee recommends that the application to amend the 
Official Community Plan and to rezone the subject property to facilitate the development of 
the Esquimalt Village Project (EVP) be forwarded to Council with a recommendation to 
approve, approve with conditions, or deny the application including reasons for the 
chosen recommendation. 

VI. STAFF LIAISON STATUS REPORT

VII. NEW BUSINESS

VIII. NEXT REGULAR MEETING
June 8, 2016

IX. ADJOURNMENT



 

   
 

CORPORATION OF THE TOWNSHIP OF ESQUIMALT 
 

ADVISORY DESIGN REVIEW COMMITTEE 
MEETING HELD  
APRIL 13, 2016 

ESQUIMALT COUNCIL CHAMBERS 

 
MEMBERS PRESENT:      Paul De Greeff Wendy Kay   
    Richard Iredale Jill Singleton  
    Carl Rupp  Roger Wheelock 
    Cst. Franco Bruschetta 
    
REGRETS: Paul Newcombe 
 
STAFF LIAISON: Trevor Parkes, Senior Planner    
    
SECRETARY:  Pearl Barnard 
   

 
I. CALL TO ORDER 

The meeting was called to order by the Chair, at 3:35 p.m. 
 
II. INTRODUCTIONS AND WELCOME NEW MEMBER 
  

The Committee welcomed new member Roger Wheelock, and thanked outgoing member 

Michael Phillips.  Mr. Weelock introduced himself and gave a brief overview of his 
background and experience. 
 

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

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

 

 ADOPTION OF MINUTES – February 10, 2016 Meeting  
Moved by Paul De Greeff, seconded by Richard Iredale: That the minutes of February 10, 
2016 be adopted as distributed. Carried Unanimously. 
 

V. STAFF REPORTS 
1)  DEVELOPMENT PERMIT 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   
Design Review Committee had considered this application at their last meeting and at that 
time had expressed some concerns relating to the setbacks, massing of building, amount of 
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surface parking, lack of green space on the west corner and how this project would relate to 
the future development to the southeast.  In response, the applicant has provided a revised 
set of drawings and a 3D dimensional imagery for the next phase of development for the 
adjacent property.  

             
Mark Lindholm, Owner/Applicant, Peter Hardcastle, Hillel Architecture, Karen Hillel, Hillel 
Architecture and Jeff Shaw, Realtor were in attendance. 

 
Peter Hardcastle gave a PowerPoint presentation outlining the changes Hillel Architecture 
Inc. had made to their application as a result of the recommendation and comments made 
by the Committee at the February 10, 2016 meeting.  Mr. Hardcastle gave a brief overview 
of the draft plans for the adjacent property and explained the changes. 
 

• The applicant has agreed to voluntarily register a covenant on both the current 
development site and the two properties to the east assuring a 12 metre “no build 
zone” setback from the currently proposed development; 

• The sculptural wall screening the parking lot at the west end of the site was 
removed; and 

• Two residential guest surface parking spaces were removed from the westrern 
parking lot to allow for two very substantial trees to be planted at the intersection of 
Gore and Lyall Street. 

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

• Very nice presentation and design.  Beautiful project will help the whole community 
come to life.   

• Pedestrian pathway between Lyall and Head St mid block was discussed.  Is it 
public accessible? Mr. Lindholm clarified it will be accessible to the public, however 
the pathway will remain private property.  Will the area be well lit?  The pathway will 
be generously lit by low level led lighting, and will be built in two phases. 

• Has a covenant been registered on both properties to address the setback on the 
west side?  Mr. Hardcaste confirmed that a covenant will be registered on both 
properties.   

• Surface parking was discussed.  Park/green space would be better than a parking 
lot.  Do you need the parking lot to make the retail work?  Mr. Lindholm advised that 
surface parking is important for commercial development.  If possible, move the 
visitor’s parking spots to the parking garage; the first 12 stalls could be visitor’s 
parking and then a gate to go through for secured parking. 

• Could the bus stop be relocated?  Mr. Parkes advised that Engineering Services 
has indicated that it will remain in its current location, but might be relocated slightly 
northeast along Gore Street.  

• Are any of these roads designated as official routes now or in the long term?  Mr. 
Parkes advised Gore Street and Lyall Street are designated as a commuter route.  

• Consider enclosing the parking garage and adding enhanced green space within the 
triangle area.  Would be an opportunity to create usable open space.  Less noise 
from below and the visual contrast of looking down at green space versus asphalt.  
Mr. Hardcastle advised that provision of an enclosure for a green space area would 
be a change to the site plan coverage.  Will discuss further with the Planning 
Department and owners. 

• Is there any shade trees intergraded in the parking area?  To be addressed at the 
Development Permit stage. 
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The Members liked the building design but felt that enhanced green space was needed on 
the western portion. It was suggested that the applicant consider enclosing the parking 
garage and enhance the green space within the triangle area. 
 
 
RECOMMENDATION: 
MOVED by Richard Iredale, seconded by Paul De Greeff:  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 of approval subject to the following conditions: 
 

1) Consider increasing green space on the western portion of the site adjacent to the 
intersection of Gore Street and Lyall Street. 

2) Consider enclosing the parking garage and adding enhanced green space within 
the triangle area subsequently created in the center of the second floor courtyard. 

The Motion Carried Unanimously 

 
2) DEVELOPMENT PERMIT APPLICATION 

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

 

Trevor Parkes, Senior Planner gave a brief overview of the project.  He explained that this 
Development Permit is for form and character including landscaping for a proposal that was 
previously reviewed by the Committee as a rezoning application.  If approved, this would be 
the first project in this area to realize this type of height and density.   

 
Kristin Schulberg and Rob Rocheleau from Praxis Architects Inc., Jim Partlow from 
Lombard North Group Inc. and Mark Eraut the property owner were in attendance. 
 
Kristin Schulberg gave a PowerPoint presentation outlining the site plan and a brief 
overview of the building design and materials, as well as some of the landscaping features.  

 
Jim Partlow, Landscape Architect gave a brief overview of the proposed landscape plan for 
the project. 

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

• A Member asked for an update on this project.  Mr. Parkes advised that the DRC 
had previously reviewed the Rezoning Application for this project and at that time 
made a recommendation to Council to deny the application.  It was then presented 
to the Advisory Planning Commission, their recommendation was favourable. Mr 
Parkes confirmed that Council has granted 3rd reading noting adoption was withheld 
pending a registration of a covenant on the property.  

• Concerns that the neighbours will be looking at a one storey parking garage.  There 
is usually a setback on the ground floor so neighbours would be looking at a garden 
not a concrete parking garage.  Consider lowering the parking garage further into 
grade.  A concrete parking garage is a really ugly street façade which will be the first 
thing you see when you come to Esquimalt, a carefully designed entry of this 
building will give Esquimalt the kind of façade it really deserves.   
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• Property is too small for this type of density.  If you built one of these after another it 

would not work.  If this is the first project in this area on Esquimalt Road; is this 
going to be the model for what follows afterwards?   
 

The Members felt that the comments made by the DRC last time had not been addressed.  
Architecture is not the issue, it is in the planning.  It was suggested that the applicant 
consider revising the parking entrance way into the building, lowering the parking garage 
further into grade and improving compliance with the current OCP Guidelines. 

 
RECOMMENDATION: 
MOVED by Richard Iredale, seconded by Paul De Greeff:  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 of approval with the condition that the applicant return to the 
Design Review Committee with an amended design that addresses the following: 
 

1) Altering the parking garage access 

2) Lowering the parking garage further into grade. 

3) Revising the lobby entrance way. 

4) Improving compliance with the current Official Community Plan Guidelines. 

The Motion Carried Unanimously 

 
Wendy Kay left the meeting at 5:29 p.m. 

 

STAFF LIASON STATUS REPORT 

No reports 

 
VI. NEW BUSINESS 

No new business 
 
VII. NEXT REGULAR MEETING 

Wednesday, May 11, 2016 
 

VIII. ADJOURNMENT 
The meeting adjourned at 5:40 p.m.  

 
 
CERTIFIED CORRECT: 

 
 
 
 
____________________________________       ________________________________ 
CHAIR, DESIGN REVIEW COMMITTEE       ANJA NURVO, CORPORATE OFFICER 
 
THIS 11th DAY OF MAY, 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:  May 11, 2016 
 

STAFF REPORT 
 
DATE: 
 

May 6, 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 May 6, 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. As the applicant had satisfied all outstanding conditions, Esquimalt Council 
adopted the required change to zoning for this property on Monday, May 2, 2016. 
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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: CD-96 
 
Comments from Design Review Committee [DRC] 
 
This application was originally considered at the regular meeting of DRC held on April 13, 2016. 
Members comments included concern that neighbours will be forced to look at the concrete 
parking garage as opposed to plantings normally provided within setbacks that are absent from 
this project. Concern was also raised about this built form being repeated along Esquimalt Road 
as members felt the building fails to represent design that Esquimalt deserves at the entrance to 
the community. 
 
The DRC resolved that the application should be returned to a future meeting with revised plans 
that address the following issues: 
 

1) Altering the parking garage access 
2) Lowering the parking garage further into grade. 
3) Revising the lobby entrance way. 
4) Improving compliance with the current Official Community Plan Guidelines. 

The Motion Carried Unanimously 
 
In response to this motion the applicant has provided a revised set of drawings, stamped May 6, 
2016 [attached], that recess the planting areas along the east and west sides of the second floor 
terraces into the parking garage thereby allowing the previous wall railing to be replaced with a 
woven wire metal railing. The applicant states in his letter, stamped received April 29, 2016 
[attached], that this will reduce the perceived height of the parking garage by 25%. Additional 
changes include the expansion of the grill treatment on the east wall of the parking garage to 
the structural limits of the building. This significant opening will be enhanced by climbing 
vegetation and there is a panel screen proposed to ensure headlights from vehicles do not spill 
out of the parking area onto the adjacent site. The amended plans also propose opening and 
screening the southern wall of the parking garage separating the covered and outdoor visitor 
parking thereby softening the southern façade and improving access of natural light into the 
parking structure. 
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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]. 
 
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 
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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. 
 
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 passively 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. In recognition of this issue the design now includes 
panel screens along the open portion of the east wall to mitigate headlights shining on the 
adjacent building. 
 
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. 
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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 





2013 Aerial Photo 

826 Esquimalt Road 
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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 

 











































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: May 11, 2016 

STAFF REPORT 

DATE: May 6, 2016 

TO: Chair and Members of the Design Review Committee 

FROM: Bill Brown, Director of Development Services 

SUBJECT: OFFICIAL COMMUNITY PLAN AND REZONING APPLICATION 
“Esquimalt Village Project” 
1235 Esquimalt Road  
Lot 1, Section 11, Plan EPP32782 

RECOMMENDATION: 

The Esquimalt Design Review Committee recommends that the application to amend 
the Official Community Plan and to rezone the subject property to facilitate the 
development of the Esquimalt Village Project (EVP) be forwarded to Council with a 
recommendation to approve, approve with conditions, or deny the application 
including reasons for the chosen recommendation. 

BACKGROUND: 

Purpose of the Application 

The Esquimalt Village Project is a 12,795.1 m2 mixed-use project proposed for an 8090 
m2 parcel located in the heart of the Township of Esquimalt adjacent to the existing 
Municipal Hall (Schedule “A”).  The Esquimalt Village Project is envisioned as a model 
example of exemplary mixed-use design that will be the catalyst for the rejuvenation of 
Esquimalt’s core.   

At this stage, the Design Review Committee is being asked to comment generally on 
massing, building height, building setbacks, and site layout.  Once the Official 
Community Plan and Zoning Bylaws have been amended the applicant will submit a 
development permit application at which time the Design Review Committee will be 
asked to comment on form and character (including colour, materials, and design 
details).  Because the application includes an amendment to the Official Community 
Plan that will create a site specific development permit area, it is appropriate to 
comment on the proposed design guidelines (Schedule “F”). 
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Context 

Applicant/Owner: Township of Esquimalt 

Architect: D’Ambrosio Architecture + Urbanism (Franc D’Ambrosio) 

Property Size: Metric: 8090 m2      Imperial:  87,085 ft2 

Existing Land Uses:  Parking lots, playground, fire truck bay, and pubic open 
space. 

Surrounding Land Uses: 
North:  Commercial and park. 
South: Residential (detached and duplex dwellings). 
West:  Commercial and institutional (public safety building) 
East:  Public health unit, day care, and future water park. 

Existing Zoning:  TC [Town Centre] 
 P-2 [Parks and Open Space] 

Proposed Zoning:  CD [Esquimalt Village Project Comprehensive Development 
District] 

Existing OCP Designation:  Commercial Mixed-Use [Institutional] 

Proposed OCP Designation: Esquimalt Village 
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Zoning 

 Density, Site Coverage, and Building Height 

The following chart details the setbacks, lot coverage and floor area ratio and parking 
requirements of this proposal (see also Schedule “B” “Building Data Summary”). 

Parameter Building A 

Residential 

Building B 

Residential 

Building C 

Institutional/ 
Commercial 
Office 

Building D 

Mixed use 
residential 
rental/ 
commercial 

Total 

Gross Floor 
Area (m2) 

2,582.7 3,036.1 4,506.4 2669.9 12,795.1 

Site Area (m2) 8090 
Floor Area 
Ratio 

1.6 

Building 
Height (m) 

21.38 21.47 22.05 22.79 N/A 

Number of 
Residential 
Units 

32 37 0 32 101 

Site Coverage 52% 

Setbacks 

Lot Line Setback (m) 

Esquimalt Road 0.75 
Carlisle Avenue 0.0 
Park Place 0.0 
Interior Side 0.5 

Parking 

The applicant has provided a Parking Study (Schedule “D”). The proposed development 
will include 200 parking stalls for cars (176 of the stalls will be under ground and 39 on 
the surface).  The proposed development will also include 206 bicycle parking stalls 
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(182 underground and 24 on the surface).  The Parking Study concluded in part that, 
“the proposed parking supply (200 spaces) is appropriate for the site if parking is 
managed as suggested and the majority of identified TDM measures are adopted. 
Assuming all TDM measures are adopted, the expected parking demand will be 179 
vehicles, which will provide the proponent with some buffer”. 

Permitted Uses 

The Esquimalt Village Project is designed as a mix-use project featuring multi-family 
market strata units, multi-family market rental units, commercial food and beverage, 
office, and institutional (library and the Justice Institute of BC).   

a) Dwelling – Multi-Family
b) Home Occupation
c) Business and Professional Office
d) Financial Institution
e) Personal Service Establishment
f) Retail Store
g) Restaurant
h) Entertainment

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. 

Public Art 

The Township encourages the private sector to include artworks in new and existing 
developments.  The proposed development will include a public art walk. 

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.  
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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. 

Green Building Features 
 
The architect has taken an “ecological urbanism approach” to the proposed 
development.  This means that, “community planning and urban design issues have 
been considered comprehensively, from the level of the watershed catchment area 
through to the macro and micro-climate aspect of the Esquimalt Town Square site” 
(Schedule “D”). 

Traffic Study    
 
The applicant has provided a Traffic Impact Assessment (Schedule ”C”).  The Report 
recommends that, “No mitigation measures are required or recommended for the 
adjacent roadways for traffic operations.  Pedestrian frontage improvements should be 
incorporated as required”. 

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. 
 
 
 
 
 
 
_________________________  
Bill Brown 
Director of Development Services  
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DRAFTEsquimalt Town Square
Proposed Design Guidelines for the Esquimalt Town Square

May 6, 2016

(1)	 and adding the following as Section 9.9:

“?.? Development Permit Area No. ------------------------------------------------?”

9.9.1 Scope

All lands designated “Esquimalt Town Square” on Schedule “C” are part of DPA No.-----------?

9.9.2 Category

Section 919.1(1)(a) – natural environment, its ecosystems and biological diversity;

Section 919.1(1)(b) – protection of development from hazardous conditions;

Section 919.1(1)(d) – form and character, revitalization of area in which commercial, institutional and residential uses are 
permitted;

Section 919.1(1)(f) - form and character: commercial, institutional and multi-unit residential

Section 919.1(1)(h) – energy conservation;

Section 919.1(1)(i) – water conservation; and

Section 919.1(1)(j) – Greenhouse Gas (GHG) emissions minimization.

9.9.3 Justification

9.9.4 Requirements of Owners of Land within the Development Permit Area

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

i) Alter lands;
ii) Subdivide lands; or
iii) Construct or alter a building or structure

‘Design Guidelines’ defined:
A set of design parameters for development which apply within a specified area. The guidelines are adopted public 
statements of intent and are used to evaluate the acceptability of a project’s design.
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DRAFT

9.9.5 Development Permit Area Design Guidelines

Sun shading should be considered to control heat gain in 
the summer.

2
Buildings should be designed to capture passive solar 
energy.

1

Manage rainwater on the site including reduction of 
burden on storm-water sewer infrastructure and cleaning 
for down-stream use. 

4
Design for on-site heat recovery, and plan for future, 
long-term neighbourhood heat-resource opportunities.

3

Pollution management protocols (including sedimentation and oil- removal), as well as recycling programs should be 
followed during demolition, excavation and construction of the project.

5
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DRAFT

9.9.5 Development Permit Area Design Guidelines

Integrate pedestrian-oriented signage with frontages and facades.

10

Avoid mirrored or tinted glazing at the street level. Locate clearly identified and weather-protected 
entrances to be accessible from public streets and 
squares.

8 9

Prioritize use of high quality, regionally sourced products 
& materials.

Where appropriate, make building uses visible from the 
outside.

6 7
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DRAFT

9.9.5 Development Permit Area Design Guidelines

Use architectural emphasis to define street-corners. Locate on-street parking, where possible, in front of 
shops.

13 14

Way-finding and commercial signage, lighting and 
weather protection (canopies, etc) should be part of the 
architectural design.

11
Orient upper-storey windows and balconies to overlook 
adjoining streets and public space.

12

Maximize glazing at grade along commercial streets.  Provide sight-lines from inside buildings to allow for casual surveillance 
of open public spaces, streets and sidewalks.

15
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DRAFT

9.9.5 Development Permit Area Design Guidelines

Provide for building occupants to overlook public streets, 
parks, walkways and spaces, considering security and 
privacy of residents.

Provide for slightly raised entrances to ground floor 
residences along with private yards that are accessible 
from the fronting street or lane to encourage community 
interaction.

18 19

Avoid excessively long blank walls adjacent to public 
streets.  

Follow green building practices in energy and water 
conservation, greenhouse gas production, indoor air quality and 
material durability in all aspects of building and site design.

16 17

A landscaped transition zone between entryways and public sidewalk should be considered on streets with high traffic 
volumes.

20
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DRAFT

Use of indigenous plant species is encouraged. Wherever possible, outdoor storage and parking areas 
should be screened from view. 

21 22
9.9.5 Development Permit Area Design Guidelines

All exterior lighting should avoid excessive stray light 
pollution and should meet international dark skies 
standards.

All buildings should be bird-friendly.

23 24
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