
 
 

           CORPORATION OF THE TOWNSHIP OF ESQUIMALT 
 

  DESIGN REVIEW COMMITTEE  
AGENDA 

 
WEDNESDAY, NOVEMBER 8, 2017 

3:00 P.M.  
ESQUIMALT COUNCIL CHAMBERS 

 
MEMBERS:  Roger Wheelock (Chair) Wendy Kay 

Ally Dewji   Graeme Verhulst 
  Bev Windjack   Jill Singleton   
  Robert Schindelka 
 
RESOURCE MEMBER: Cst. Franco Bruschetta [Non-Voting] 
 
COUNCIL LIAISON: Councillor Beth Burton-Krahn 
  Councillor Olga Liberchuk  
   
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 – October 11, 2017  
 
V. STAFF REPORT 
 

1) REZONING AND OFFICIAL COMMUNITY PLAN AMENDMENT APPLICATION 
1052 Tillicum Road 
[Lot C Section 10 Esquimalt District Plan VIP11683] 

 
PURPOSE OF APPLICATION: 

 
The applicant is requesting a change in Official Community Plan Land Use Designation 
and Zoning from the current OCP designation Single and Two Unit Residential to 
Townhouse Residential and a change in zoning from the current RD-1 [Two Family 
Residential] zone to a Comprehensive Development zone [CD]. These changes are 
required to accommodate the proposed five strata townhouse residences to be 
constructed in two buildings on the subject property. 

 
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. 

 
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 
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this OCP amendment and rezoning application be approved by Council. 
 

RECOMMENDATION: 
 

That the Esquimalt Design Review Committee [DRC] recommends that the application for 
OCP amendment and rezoning to authorize development of 1052 Tillicum Road as five 
Townhouse Residential units contained in two detached buildings, incorporating siting, 
height and massing consistent with the architectural plans provided by Zebra Design 
stamped “Received October 31, 2017” be forwarded to Council with a recommendation to 
either approve, approve with conditions, or deny the application including reasons 
for the chosen recommendation. 
 

2) REZONING APPLICATION 
669 Constance Avenue 
[PID 004-574-451  Lot 1, Suburban Lots 43 and 44, Esquimalt District, Plan 13563] 
658 Admirals Road 
[PID 023-768-410  Lot A of Suburban Lots 43 and 44,Esquimalt District, Plan 
VIP65333] 
662 Admirals Road  
[PID 017-827-540  Lot 1, Suburban Lot 43, Esquimalt District, Plan VIP54521] 
 
PURPOSE OF APPLICATION: 

 
The applicant is requesting a change in zoning from the current mix of Medium Density 
Multiple Family Residential [RM-4] and Low Density Townhouse Multiple Family 
Residential [RM-1] zones to a Comprehensive Development District zone [CD]. This 
change is required to accommodate the proposed 12 storey, 83 unit, multiple family 
prefabricated residential building including, as a principal feature, a generous, glass 
enclosed, two storey lobby, multiple purpose room and community amenity space located 
at grade off Admirals Road and situated above mechanical and storage areas and 4 
levels of underground parking totaling 83 spaces. The residential units rise in a staggered 
form from 5/6 storeys abutting Constance Avenue to 10 (11) storeys adjacent to Admirals 
Road. The building stretches between Admirals Road and Constance Avenue forming the 
shape of the letter U surrounding a central courtyard. This design approach loads the 
building mass toward the edges of the property, respecting a minimum setback of 3.6m at 
the closest point to Admirals Road, 1.5m to the northern side lot line, 0.85m at the closest 
point to Constance Ave and 3.1m to the southern side lot line thereby retaining the south 
exposed central courtyard for use of residents. 
 
This site is located within Development Permit Area No. 1 – Multi-Unit Residential. 
Should the rezoning application be approved, the applicant would need to obtain a 
Development Permit respecting the character of the development, including landscaping, 
and the siting, form, exterior design and finish of the proposed multiple family residential 
building which would be considered by both the DRC and Council in the future. 
 
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. 
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RECOMMENDATION: 
 

The Esquimalt Design Review Committee [DRC] recommends to Council that the 
application for rezoning to facilitate consolidation of three properties located between the 
northernmost end of Constance Avenue and Admirals Road, and authorizing a 36 metre 
[12 storey], 83 unit, multiple family residential building sited in accordance with the BCLS 
Site Plan provided by McElhanney Consulting Services Ltd., stamped “Received October 
26, 2017”, and incorporating height and massing consistent with the architectural plans 
provided by Lang Wilson Practice in Architecture Culture, stamped “Received October 
27, 2017”, be forwarded to Council with a recommendation to either 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 
            December 13, 2017  

 
IX. ADJOURNMENT 



 
 ND    CORPORATION OF THE TOWNSHIP OF ESQUIMALT 

 
ADVISORY DESIGN REVIEW COMMITTEE  

 MEETING MINUTES 
HELD  

OCTOBER 11, 2017 
ESQUIMALT COUNCIL CHAMBERS 

 

MEMBERS PRESENT:     Robert Schindelka  Ally Dewji (Vice Chair) 
    Graeme Verhult  Jill Singleton    

Bev Windjack   Cst. Franco Bruschetta (Non-Voting)  
     
REGRETS:   Roger Wheelock (Chair) 
    Wendy Kay 
 
STAFF LIAISON:  Trevor Parkes, Senior Planner  
 
COUNCIL LIAISON:  Councillor Olga Liberchuk 
 
SECRETARY:   Pearl Barnard 
 

 

I. CALL TO ORDER 
 

The Chair called the meeting to order at 3:02 p.m. 
 
II. LATE ITEMS 
 
 No new items. 
  
III. ADOPTION OF AGENDA 
 

Moved by Jill Singleton and seconded by Bev Windjack that the agenda be adopted as 
distributed. The Motion Carried Unanimously. 

 
IV. ADOPTION OF MINUTES – September 13, 2017 

 
Moved by Graeme Verhulst, seconded by Robert Schindelka that the minutes of September 
13, 2017 be adopted as distributed. The Motion Carried Unanimously 
 
Bev Windjack, Principal, LADR Landscape Architects recused herself due to conflict of interest.    

 
V. STAFF REPORT 
 

OFFICIAL COMMUNITY PLAN AMENDMENT and REZONING APPLICATION 
1052 Tillicum Road 
[Lot C Section 10 Esquimalt District Plan VIP11683] 

 
Trevor Parkes, Senior Planner outlined that the applicant is requesting a change in Official 
Community Plan Land Use Designation and Zoning from the current OCP designation Single 
and Two Unit Residential to Townhouse Residential and a change in zoning from the current 
RD-1 [Two Family Residential] zone to a Comprehensive Development zone [CD]. Mr. Parkes 
explained that these changes are required to accommodate the proposed five strata 
townhouse residences to be constructed in two buildings on the subject property.   
 
David Yamamoto, Zebra Design and Megan Walker, LADR Landscape Architects presented 
the application. 

 
David Yamamoto gave a PowerPoint presentation detailing the site plan and an overview of 
the setbacks, building heights, streetscape and landscaping features for the project.  Mr. 
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Yamamoto explained that their primary inspiration for this proposal derived from the ten unit 
townhouse project immediately to the north (1060 Tillicum Road) which was rezoned in 2014 
from RD3 [Single and Two Family Residential] to the CD-89 zone.  He believes the proposed 
design integrates well with the adjacent townhouse project and has similar height, massing and 
enhanced landscaping features. The proposal will provide affordable housing for a range of 
tenure, in a location that provides amenities tor all.  The garbage and recycling for the 
townhouse units will be provided by a private waste collection company. 
 

Mr. Yamamoto then responded to the Staff Report adding that bicycle storage could be 
accommodated in the garages and a visitor’s bike lock up would be considered. A coloured 
concrete designated pedestrian walkway could be added within the maneuvering aisle.  

 
Megan Walker gave an overview of the Landscape Plan for the project.  Ms. Walker outlined 
that the overall concept of the project is to provide attractive livable outdoor space for the units 
and an appealing streetscape experience from Tillicum Road, while responding sensitively to 
the neighbouring lots.  To provide some consistency to the design language and the overall 
gateway to Esquimalt feel, the design elements will continue from the neighbouring 
development to the north.  Sustainable landscape elements are included throughout the 
project, drought tolerant planting, permeable pavers in the central drive aisle and swales for 
storm water treatment in some of the other parking stalls.   

 
The chair thanked the applicants for the presentation. 

 
Committee Members comments and questions:   

 

 Will the rock wall have the same metal fence character that the property to the north 
has?  Ms. Walker advised that it has been identified on the lower wall. 

 Concerns were expressed with the location of the garbage service, a vulnerable 
location where vehicles turn.  Can it be relocated?  A member then asked how the 
garbage pickup would be dealt with in the future.  How will it be funded?   Mr. 
Yamamoto advised that he believes it will be part of the purchase agreement for each 
individual townhouse unit.   

 Concerns were raised about the width of the maneuvering aisle. Mr. Yamamoto advised 
that the drive aisle is to municipal standards.  A member then commented that you are 
technically meeting the standards but because it is a 14% grade, that adds  extra stress 
to the type of movement at the top; that is where the turning radius gets compromised 
for many types of vehicles.   Mr. Yamamoto advised that units 3 & 4 could be shifted 
back another foot or so which would give a larger margin for maneuverability within that 
drive aisle. 

 Concerns were raised with the grade of the ramp in relation to the walls and 
landscaping proposed.  Issues identified included visibility, sightlines and the ingress 
and egress to the site. 

 The paving for the maneuvering aisle goes almost right up to the doors and there isn’t 
any useable space that is very generous and green.   Consider increasing the usable 
space in front of the individual dwelling units.   

 Where is the pedestrian route in the drive aisle?  Mr. Yamamoto advised that it is to be 
determined.  A member then commented that the 14% slope is not the usually grade for 
a pathway and it is not wheelchair or stroller friendly. Pedestrian movement throughout 
the project needs to be addressed. Coloured concrete is not effective enough when it is 
wet; the project to the north had used a brick type surface in the ground.  Mr. 
Yamamoto advised that they could do that.    

 Members had no concerns with the height proposed as having this gateway type of 
effect on Tillicum Road, as you enter Esquimalt is desirable. Taller buildings are 
appropriate in this context. 
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 Members had concerns with the massing of the buildings.  The buildings take up a large 
portion of the frontage.  Members questioned if there is too much project for the site?   

 Concerns were expressed with the setbacks requested.   If the setbacks are decreased 
to that level there must be some sort of screening to provide unit to unit privacy. 

 A member asked staff what the FAR was on the project to the north.  Mr. Parkes 
advised that he believes it was .69 and this proposal is .74.   Mr. Yamamoto added that 
it is his understanding that staff are currently considering the removal of stairwells and 
stairs from the FAR calculation.  Mr. Parkes advised that staff are currently putting 
together a package of Interim amendments to the zoning bylaw that may include the 
removal of stairwells and stairs from the calculation of FAR however Council would 
have to approve that change which is a discretionary decision. 
 

RECOMMENDATION: 
 

Moved by Jill Singleton, seconded by Ally Dewji:  That the Esquimalt Design Review 
Committee [DRC] recommends that the application for OCP amendment and rezoning to 
authorize development of 1052 Tillicum Road as five Townhouse Residential units contained in 
two detached buildings, incorporating siting, height and massing consistent with the 
architectural plans provided by Zebra Design stamped “Received September 18, 2017” be 
amended and presented again to the Design Review Committee with a focus on 
addressing the following: 

 

1. Consider refining the massing of the buildings (a 3D model or renderings would be 
helpful);  

2. Consider an increase to the width of the maneuvering aisle; 
3. Reconsider the setbacks as they relate to privacy of adjacent units and uses; 
4. Reconsider location of garbage services as it relates to the maneuvering of vehicles; 
5. The relationship of the grade of the ramp with the walls and landscaping proposed;  
6. The pedestrian movement throughout the project; and 
7. Consider adding space in front of the individual dwelling units.    

The Motion Carried Unanimously    The reason:  The proposal as presented raises a 
number of concerns as identified in the motion. 

 
VI. STAFF LIASON STATUS REPORT 

 460 Head Street (West Bay Quay) - The Development Permit Application was reviewed 
by the DRC members at the September 17th meeting and is pending the adoption of the 
rezoning.  The rezoning application is at 3rd reading pending the registration of a 
Section 219 covenant.  

 1235 Esquimalt Road (Esquimalt Town Square) – Project is moving forward.   Staff are 
currently negotiating the transfer of the property. 

 429 Lampson Street (English Inn) – The Heritage Alternation Permit was approved and 
they are proceeding with improvements to the existing heritage building on the site. 

 618 Lampson:  (12 Unit Townhouse Project) – is well under construction.  Anticipate 
sales in the spring of 2018.  

 615 Fernhill Road (RZN to allow a 10 Unit Multiple Family Residential Building) - APC 
recommended approval to Council on June 20, 2017. Staff are developing the 
Amendment Bylaw for presentation to Council this fall. 

 899 Esquimalt Road (12 Storey Building) – Application is still being reviewed by Staff 
with submission of revised drawings expected soon.  

 Constance Avenue (Corvette Landing, 84 unit, 12 Storey Development) application will 
be presented to the Design Review Committee at the November 8th meeting. 

 Staff are working on the Official Community Plan and updates to polices within the 
OCP.   To be presented to Council by the end of the year. 
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 Staff are also working on some Interim amendments to the Zoning Bylaw.   
 

VII. NEW BUSINESS 
 
VIII. NEXT REGULAR MEETING 
 

Wednesday, November 8, 2017 
 
IX. ADJOURNMENT 
 

On motion the meeting adjourned at 4:25 p.m. 
 

           CERTIFIED CORRECT 
 
 

 
_____________________________________   _______________________ 
CHAIR, DESIGN REVIEW COMMITTEE                      ANJA NURVO,  
THIS 8th DAY OF NOVEMBER 2017                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: November 8, 2017 
 

STAFF REPORT 
 
DATE: 
 

November 2, 2017  

TO: 
 

Chair and Members of the Design Review Committee 

FROM: 
 

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

SUBJECT: 
 

OFFICIAL COMMUNITY PLAN AMENDMENT and REZONING 
APPLICATION 
1052 Tillicum Road 
[Lot C, Section 10, Esquimalt District, Plan 11683]

 
RECOMMENDATION: 
 
That the Esquimalt Design Review Committee [DRC] recommends that the application for OCP 
amendment and rezoning to authorize development of 1052 Tillicum Road as five Townhouse 
Residential units contained in two detached buildings, incorporating siting, height and massing 
consistent with the architectural plans provided by Zebra Design stamped “Received October 
31, 2017” 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 Official Community Plan Land Use Designation and 
Zoning from the current OCP designation Single and Two Unit Residential to Townhouse 
Residential and a change in zoning from the current RD-1 [Two Family Residential] zone to a 
Comprehensive Development zone [CD]. These changes are required to accommodate the 
proposed five strata townhouse residences to be constructed in two buildings on the subject 
property. 
 
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. 
 
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 OCP amendment and 
rezoning application be approved by Council. 
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Context 
 
Applicant: Zebra Design [David Yamamoto] 
 
Owner:  Harbans Johl 
 
Property Size:   Metric:   980 m2      Imperial:  10,548 ft2 
 
Existing Land Use:  Two Family Residence 
 
Surrounding Land Uses:  
North:    10 Townhouses/ Esquimalt Gorge Park 
South:   Two Family Residential 
West:    Single Family Residential 
East:     Single Family Residential/ Commercial [Gorge Point Pub] 
 
Existing OCP Designation: Single and Two Unit Residential 
 
Proposed OCP Designation: Townhouse Residential 
 
Existing Zoning: RD-1 [Two Family Residential] 
 
Proposed Zoning: CD [Comprehensive Development District] 
 
Comments From Other Departments  
 
The plans for this proposal were circulated to other departments and the following comments 
were received by the APC submission deadline: 
 
Building Inspection:  Design shall be BC Building Code and municipal bylaw compliant.  
Should application be approved plans will be reviewed for compliance with BC Building Code 
upon submission of a Building Permit. 
 
Engineering Services:  Engineering staff have completed a preliminary evaluation of Works 
and Services that would be required for the five townhomes proposed to be located at 1052 
Tillicum 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 and underground hydro, telephone and cable services. 
New gutter, curb and sidewalk along the Tillicum Road frontage may also be required. Should 
the application be approved, additional comments will be provided when detailed civil 
engineering drawings are submitted as part of a Building Permit application. 
 
Comments from Design Review Committee: 
 
This application was originally considered at the regular meeting of DRC held on October 11, 
2017. Members’ comments were generally supportive of this proposal with members stating that 
taller buildings with higher density are appropriate in the context of this gateway portion of 
Tillicum Road. Members raised concerns regarding the grading of the site as it related to 
pedestrian access, vehicular maneuvering and the relationship between the private and public 
realm. Additional comments were provided regarding the need for privacy between units within 
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the project, the vulnerable location of the garbage facility to vehicle damage, the need for clear 
sightlines from the drive aisle to the sidewalk and the questionable functionality of the steep 
access ramp. 
 
The DRC recommended to Council that the application be amended and presented again to 
the Design Review Committee with a focus on addressing the following: 
 

1. Consider refining the massing of the buildings (a 3D model or renderings would 
be helpful);  

2. Consider an increase to the width of the maneuvering aisle; 
3. Reconsider the setbacks as they relate to privacy of adjacent units and uses; 
4. Reconsider location of garbage services as it relates to the maneuvering of 

vehicles; 
5. The relationship of the grade of the ramp with the walls and landscaping 

proposed;  
6. The pedestrian movement throughout the project; and 
7. Consider adding space in front of the individual dwelling units.    

The reason:  The proposal as presented raises a number of concerns as identified in the 
motion. 
 
Comments from Advisory Planning Commission: 
 
This application was considered at the regular meeting of APC held on October 17, 2017. 
Members received the concept of townhouses at this site favourably, however, concerns were 
raised regarding the massing of the project, pedestrian access to the site, and the request for 
density marginally higher than the maximum base density identified in the Official Community 
Plan. The APC forwarded the application to Council with a recommendation for approval with 
the condition that the Floor Area Ratio be reduced to .70 or less.  
The reason: Townhouse residential is a desirable building form to add density to the community. 
 
Applicant Response to DRC and APC: 
In response to the recommendations from both the DRC and APC the applicant’s design team 
revised the project plans in an effort to address the identified concerns. An amended set of 
architectural and landscape plans, stamped “Received October 31, 2017”, has been presented 
to staff with the applicant requesting the amendments be forwarded to the DRC for re-
consideration. Specific changes identified by the applicant include the following: 
 
 Both Building A and Building B and their respective base elevations have been lowered 

by .5m, thus reducing perceived building mass. 
 The drive aisle between the two buildings has been increased in width from 7.3m to 

7.6m. 
 Reduction of the site elevation by .5m results in additional privacy afforded to the rear 

property. Staff note that 1.8m fencing is proposed to separate the individual unit yards at 
grade and a requirement for the use of privacy [translucent or opaque] glass can be 
resolved when a Development Permit is sought should this rezoning application be 
approved. 

 Waste bins have been relocated to north side of the access ramp within enclosures 
crafted of horizontal slatted wood. 

 The access ramp has been reduced to 11% from a 14% gradient and the retaining wall 
on the south side of the ramp has been set back from the ramp and includes a shallower 
curvature.



 The setback area abutting the south side of the access ramp is now employed for 
additional planting and landscaping.  

 A designated pedestrian path of differentiated pavers has been introduced within the 
6.0m access drive, located on the south side of the access ramp. 

 The wall at the sidewalk has been reduced to 2’ high, and the surmounting fence 
eliminated to create a friendlier edge and to improve sightlines from the driveway. 
Staff note the west retaining wall has also been relocated to the back of sidewalk 
thereby eliminating a potential maintenance issue and clearly defining the edge of the 
public realm. 

 A common gate at the sidewalk has been introduced along with stairs which split to feed 
the private patios of each unit of Building A. 

 Access paths adjacent to both sides of Building B leading to the backyards of Unit 3 and 
Unit 5 have been introduced. 

 The drive aisle width has been increased by 1’ and Unit 3 and Unit 4 have been moved 
back by 1’8” and 1’6” respectively, thus increasing entry depth. In addition, each entry 
has been defined by paving colour and pattern. 

 Floor Area Ratio for the project has been reduced from 0.74 to 0.70 by enlarging garage 
areas. 

 Bicycle storage has been created within the enlarged garages for not less than two bikes 
per unit. 

 Single bicycle lock-ups added to three of the units at the entries, and two lock-ups were 
added abutting the waste centre adjacent to the drive aisle. 

 
ISSUES:   
 
Zoning 
 
Density, Lot Coverage, Siting and Setbacks:  The following chart compares the setbacks, lot 
coverage, floor area ratio and parking of this proposal with the requirements of the RM-3 
[Multiple Family Residential Zone]: 
 

 RM-3 
(Multiple Family 

Townhouse) 

Proposed CD Zone 
(5 Townhouse Units) 

Minimum Unit Size 75 m²  130 m² 
Floor Area Ratio 0.60  0.70 
Lot Coverage 25%  34% 
Setbacks 

 Front 
 Rear 
 Side 

 
7.5 m 
7.5 m 
4.5 m/ 4.5 m 

 
5.2 m 
5.0 m 
2.6/ 2.5 m 

Building Height 9.0 m 9.2m 
Off Street Parking 10 spaces 8 spaces 

 
Floor Area Ratio: FAR measures buildable space in ratio to the size of the lot on which a 
building sits.  The combined F.A.R of this proposal has been reduced to 0.70 which is greater 
than the 0.60 maximum allowable in the RM-3 zone but is consistent with the maximum FAR of 
0.70 identified within the OCP that is achievable without the requirement for provision of 
amenities.



Lot Coverage: The combined Lot Coverage is 34% which is substantially greater than the 25% 
maximum permitted in the RM-3 [Multiple Family Residential] zone. 
 
Height: High density Townhouse Developments in Esquimalt are limited to a height of 9.0 
metres measured to the mid-height of the roof from average grade.  The applicant proposes two 
buildings of different height, the tallest of which measures 9.2 metres, marginally higher than the 
established standard. 
 
Setbacks: This proposal requires a reduction to the front setback requirements of the RM-3 
zone from 7.5m to 5.2m to the front decks located on the second storey and 6.8m to the front 
face of the principal building.  The north interior side setback is reduces from 4.5m to 2.6m to 
the overhang of the principal building while the south interior side setback is reduced from 4.5m 
to 2.5m to the overhang of the principal building.  In addition, the rear setback is reduced from 
7.5m to 5.0m to the second storey deck and 6.4m to the foundation of the building. 
 
Parking: Parking Bylaw, 1992, No. 2011 requires 2 parking spaces per unit be provided “behind 
the front face of the principal building” for Townhouse developments.  This proposal 
incorporates a single car garage in each unit and an additional 3 visitor parking spaces thereby 
failing to satisfy this standard. Notwithstanding this inconsistency with the current Parking Bylaw 
requirement, staff are of the opinion that the provision of 3 visitor spaces is sufficient to for a five 
unit development. Staff have recommended to the applicant that these units be secured as 
Visitor spaces thereby ensuring they cannot be dedicated to any one unit for exclusive use.  
 
Official Community Plan 
 
This proposal is not consistent with the current Land Use Designation applied to the subject 
property, “Single and Two Unit Residential”. The proposal for five, grade accessible, townhome 
units requires the OCP Land Use Designation be amended to “Townhouse Residential”. OCP 
Section 2 – Managed Growth – Land Use and Development Objectives and Policies apply when 
considering this application. 
 
Section 2.0.2 (c) – states the Township may consider flexibility in the land use designations 
along the land use boundaries on Schedule “A” provided the policies underlying the designation 
are maintained. 
 
Section 2.2 - Residential Land Use of the Official Community Plan recognizes that modest 
growth is likely to occur through the infilling of vacant or under-utilized parcels, redevelopment 
of existing residential properties to higher densities (such as townhouses, apartment buildings 
and mixed commercial-residential uses) and the replacement of existing buildings. Objectives 
and policies contained in Section 2.2 are intended to ensure that this growth occurs in a manner 
that maintains and enhances individual neighbourhoods and the community as a whole. 
 
Section 2.2.1(a) states the Township should work toward a more complete community by 
maintaining a healthy mixture of housing types, accommodating people with a wide range of 
income levels. 
 
Section 2.2.1(b) states the Township should encourage new residential development with high 
design standards for building and landscaping and which enhance existing and new 
neighbourhoods. 



Section 2.2.4.1 Multi-Unit Residential Policies are intended to provide more predictability for 
residents and give direction to design teams preparing development proposals. This proposal 
for five townhomes is substantially consistent with the policies contained in this section with the 
following exceptions: 
 
Section 2.2.4.1 (b) states that the Township encourages the concentration of multi-unit 
residential development where such development is in keeping with the overall goals of this 
Plan. 
 
Section 2.2.4.1(c) states that the Township encourages multi-unit residential development near 
a Major Road as shown on ‘Schedule B’ of the Official Community Plan. The subject properties 
are located within 100 metres of Esquimalt Road and Lampson Street both of which are 
considered Major Roads. 
 
Section 2.2.4.1(e) states that a mix of housing types will be provided in multi-unit residential 
areas in order to provide visual interest and to meet the varying housing needs of Esquimalt’s 
current and future residents. 
 
Section 2.2.4.1(f) states “wherever desirable and achievable, consideration will be given for 
special needs and assisted housing, including seniors, disabled persons and families”. The 
proposed units are going to be marketed to young families and it is not expected that the units 
will incorporate accessible nor adaptable features. 
 
Section 2.2.4.1(g) Within the areas designated as Townhouse Residential, Multi-Unit, Low-Rise 
Residential and Multi-Unit, High-Rise Residential, the following criteria will be used to evaluate 
development proposals requiring an application for rezoning: 
 
 The massing and height of the project will respond sensitively to the prevailing character 

of the immediate neighbourhood. This will vary by location; 
 The project will relate to the street. Its exterior finishes, scale, treatment of parking 

areas, and landscaping, will enhance the appearance of the neighbourhood and 
contribute positively to the streetscape; 

 The proponent will demonstrate that the neighbourhood has been consulted in a fair and 
meaningful way, and that residents’ concerns have been appropriately responded to in 
the proposal; and 

 Where new multi-unit residential projects are proposed, they should not “land-lock”, 
otherwise isolate, or negatively affect the development potential of adjacent parcels. 
Projects must either consolidate the isolated parcels or leave a sufficient area available 
to allow for the eventual redevelopment of the adjacent land. 

 
Section 2.2.4.1(j) states bicycle lockups should be provided in a ratio of 1.5 per unit and not less 
than 6 lockups should be provided for the use of visitors. The aplicnat has amended plans to 
accommodate two bicycle lock-ups in each garage while also accommodating a total of 5 
independent lock-ups for use of visitors. Staff are of the opinion this approach to providing 
bicycle facilities is consistent with the direction of the OCP. 
 
Section 2.2.4.2 Townhouse Residential states that in the Townhouse Residential areas 
designated on “Schedule A” of the O.C.P, new buildings up to three storeys with a Floor 
Area of up to 0.70 may be acceptable provided the neighbours are consulted and the design 
responds effectively to its site and surrounding land uses. 



Section 3.3.1(a) Affordable Housing Objectives states that the Township should encourage a 
range of housing by type, tenure, and price to ensure that people of all ages, household types, 
abilities and incomes have a diversity of housing choice in Esquimalt. 
 
Section 9.3 Development Permit Area No. 1 - Multi-Unit Residential contains Development 
Permit Guidelines for land designated Multi-Unit Residential. As the Development Permit is not 
being considered at this time it would be inappropriate to address these guidelines at this time. 
 
Green Building Features 
 
The applicant has completed a list of Green Features that will be considered for inclusion on the 
design in lieu of completing the Esquimalt Green Building Checklist [attached]. 
 
Public Notification  
 
As this is an Official Community Plan Amendment and 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.  In order to satisfy the requirements of the Local  Government 
Act staff are also required to provide additional notice to relevant government and institutional 
stakeholders within the Capital Region. A sign indicating that the property is under consideration 
for a change in OCP Land Use Designation and Zoning has been installed on the Tillicum Road 
frontage. 
 
ALTERNATIVES: 
 

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

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

 
3. Forward the application for OCP Amendment and Rezoning to Council with a 

recommendation of denial including reasons for the recommendation. 
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43. MULTIPLE FAMILY RESIDENTIAL [RM-3] 
 

The intent of this Zone is to accommodate high density Townhouse or low 
density Apartment development. 

 
(1) Permitted Uses 

 
The following Uses and no others shall be permitted: 

 
(a) Townhouse Residential 
(b) Apartment Residential 
(c) Home Occupation  

 
(2) Floor Area Ratio 

 
The Floor Area Ratio shall not exceed 0.60. 

 
(3) Building Height 

 
(a) No Principal Building shall exceed a Height of 9 metres. 

 
(b) No Accessory Building shall exceed a Height of 4 metres. 

 
(4) Lot Coverage 

 
(a) All Principal Buildings, Accessory Buildings and Structures 

combined shall not cover more than 25% of the Area of a Parcel. 
 

(b) All Accessory Buildings and Structures combined shall not exceed 
10% of the Area of a Parcel. 

 
(5) Siting Requirements 

 
(a) Principal Building 

 
(i) Front Setback: No Building shall be located within 7.5 metres 

of the Front Lot Line. 
 

(ii) Side Setback:  No Building shall be located within 4.5 metres 
of an Interior Side Lot Line nor 3.6 metres of an Exterior Side 
Lot Line. 

 
(iii) Rear Setback:  No Building shall be located within 7.5 metres 

of a Rear Lot Line. 
 

(b) Accessory Building 
 

(i) Front Setback:  No Accessory Building shall be located in front 
of the front face of the Principal Building. 
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(ii) Side Setback:  No Accessory Building shall be located within 
1.5 metres of an Interior Side Lot Line nor 3.6 metres of an 
Exterior Side Lot Line. 

 
(iii) Rear Setback:  No Accessory Building shall be located within 

1.5 metres of a Rear Lot Line. 
 

(iv) Building Separation:  No Accessory Building shall be located 
within 2.5 metres of a Principal Building. 

 
(6) Usable Open Space 

 
Usable Open Space shall be provided in an amount of not less than 7.5% 
of the Area of the Parcel. 

 
(7) Fencing 

 
Subject to Section 22, no fence shall exceed a Height of 1.2 metres in 
front of the front face of the Principal Building and 2 metres behind the 
front face of the Principal Building. 

 
(8) Off Street Parking 

 
Off street parking shall be provided in accordance with the requirements 
of Parking Bylaw, 1992, No. 2011 (as amended). 



September 18, 2017 

The Corporation of the Township of Esquimalt 
Municipal Hall - 1229 Esquimalt Road 
Victoria, B.C. V9A 3P1 

Re: 1052 and 1054 Tillicum Road, 
OCP Amendment and Rezoning for new duplex and triplex 

Attn: Planning Department and Development Services, Esquimalt 

SEP 1 8 2017 
CORP. OF TOWNSHIP 

~-OF ESQUIMALT <fJ 
\.."(:; N~ 

<o/!>MENT s<(.~ 

The proposed residential duplex and triplex project for Sak and Harbans Joh I at 1052 and 1054 
Tillicum Road will strive to incorporate 'Green Initiatives' in an effort to increase energy 
efficiency, improve indoor air quality and reduce the impact of construction on our environment. 

Green Building standards are a desirable objective for the homeowners, as are energy 
efficiency, water conservation and management measures, reduction of storm and sewer 
infiltration, protecting and enhancing landscaping, air quality optimization, reuse and recycling 
of materials and resources, and increasing sustainable transportation modes. 

While all the relevant items on Esquimalt's Green Building Checklist will be evaluated and 
contemplated for adoption by the property owners, at this point in time, prior to hiring a builder 
and doing all related costing they are not able to know just to what extent their project will 
follow the checklist. However the following list contains (but does not limit) items the property 
owner is considering employing: 

Operational Systems: 
• All windows to be Energy Star labelled 
• All appliances to be Energy Star labelled 
• Home is built 'Solar Ready' providing for a rough-in of 3" (75mm) thermal run from 

mechanical room to attic 
• Energy efficient light bulbs 
• Use of air tight contact insulation on recessed lights to prevent air leakage 
• Installation of high efficiency, direct vent, gas fuelled fireplaces with electronic ignition 
• On demand hot water system 

Building Materials: 
• Use of finger-jointed non structural framing materia l 
• Use of advanced sealing non HCFC expanding foam around window and door openings 
• High performance building envelope materials 

Zebra Designs Inc. • 1161 Newport Avenue, Victoria, BC V8S 5E6 • Phone: (250) 360-2144 Fax: (250) 360-2115 
Email: info@zebradesign.ca Website: www.zebradesign.ca 
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Interior and Exterior Finishes: 
• Entry doors manufactured from natural materials (wood, metal and glass) 
• Natural cementitious exterior siding 
• Minimum 30 year manufacturer warranty of roofing material 
• MDF casing and baseboard trim (reducing reliance on old growth forest products) 
• Highest quality interior and exterior materials as can be budgeted, for durability 

Indoor Air Quality: 
• Installation of hardwired carbon monoxide detector 
• All insulation in home to be third party certified with low formaldehyde 
• Low formaldehyde subfloor sheathing, exterior sheathing, insulation, carpet underlayment 

and cabinetry (less than 0.18 ppm) 
• All wood or laminate flooring to be factory finished 
• Interior paints to have low VOC (Volatile Organic Compounds) content (less than 250 

grams/ litre) 

Ventilation: 
• Programmable Energy Star thermostat 
• Ventilation fans to meet or exceed Energy Star Requirements 

Waste Management: 
• Trees and natural features to be protected during construction 
• Install into new duplex a built-in recycling centre with two or more bins 
• Provide com poster to both units 
• Existing home to be deconstructed and recycled as much as possible 

Water Conservation: 
• CSA approved single flush toilet averaging 1.6 GPF (gallons per flush) or less installed in 

all bathroom locations 
• Insulate hot water lines with pipe insulation on all hot water lines 
• Install hot water recirculation line 
• Install low flow faucets in kitchen, on lavatories and shower valves 
• Plant drought tolerant vegetation 
• Utilize swales and permeable paving for storm water management 

Thank you for your consideration of our application. 

Sincerely, 

David Yamamoto 
per Sak Johl; Harbans Johl (property owners) 

Zebra Designs Inc.• 1161 Newport Avenue, Victoria, BC V8S 5E6 •Phone: (250) 360-2144 Fax: (250) 360-2115 
Email: info@zebradesign.caWebsite:www.zebradesign.ca 
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September 18, 2017 

Township of Esquimalt 
1229 Esquimalt Rd . 
Esquimalt BC, 
V9A 3P1 

Dear Mayor and Council of the Township of Esquimalt, 

SEP 1 8 2017 
CORP. OF TOWNSHIP 
~ _ OF ESOUIMALT ~ 
\..~ N.~ 

<opMENT 5<;:,<f-

This proposal requests re-zoning of an existing two-family lot to multi-unit 
residential to permit a proposal for 5 townhouses in two buildings. Since the lot is 
situated in the Enhanced Design Control Residential zone, an amendment to the 
OCP is also requested. 

We believe the project is highly suited to re-zoning and amendment (for inclusion 
in the multi unit residential DP area) for the following reasons: 

1. The lot is situated to make use of existing infrastructure: a major traffic 
and cycling route and immediate access to Gorge Park is an ideal 
combination for townhouses. Shopping plazas of course are handily 
nearby. 

2. There is an evolving scenario of high density use along Tillicum Rd. , 
beginning with the apartment complex on the Gorge, and the recent 10 
unit townhouse adjacent to this proposal, thereby "reflecting the size and 
scale of adjacent developments" (OCP 9.3.5.a) 

3. The proposal is "designed and sited to minimize visual intrusion into the 
privacy of surrounding homes." (OCP 9.3.5.b). The townhouse design 
allows only 2 windows on each side of the two buildings to overlook the 
neighbouring yards. The northerly townhouses therefore have relatively 
private rear yards. In our westerly rear yard, the neighbours' rear yard is 
elevated a meter above our ground floor and a neighbours' mature hedge 
assures mutual privacy. (OCP 9.3.5.b) 

.... cont'd 

ZEBRA DES IGN& INTERIORS GROUP INC. • 1 1 61 NEWPORT AVE NU E , VICTORIA BC VBS 5E6 

PHONE: (250) 360-21 44 FAX: (2 5 0) 360-21 1 5 
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4. The proposal is intensively landscaped, and seeks to work with the 
existing topography by being terraced and landscaped, especially at the 
street (supports 9.3.5.d). It also is integrated with the character of the 
northerly townhouse, continuing the low rock wall as the first of two tiers. 

5. The garages are entirely screened from the street, the drive aisle being 
parallel to Tillicum, and behind the building facing the street. (supports 
OCP 9.3.5.e) 

6. The design integrates well with the adjacent townhouse project, and 
employs similar massing as well as a similar, but amplified, landscaping 
scheme (terraces, etc.a due to the steeper grade on this site. At the same 
time, we have employed a dramatically contrasting colour and materials 
palette. 

We believe that for these reasons, the project warrants serious consideration for 
amendment and re-zoning. We have worked closely and in consultation with 
Esquimalt planning staff and appreciate their assistance. Thank you for your kind 
consideration of this proposal and trust the above as sufficient for advancement. 

Sincerely, 

Rus Collins 

ZEBRA DESIGN& INTERIORS GROUP INC •• 1 1 61 NEWPORT AVENUE, VICTORIA BC vas 5E6 

PHONE: (250) 360-2144 FAX: {250) 360-21 1 5 

Email: info@zebragroup.caWebsite:www.zebragroup.ca 
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retaining wa ll if possible. 
Refacing of wa ll facing 

subject site may be 
needed and would require 
permission from neighbor. 

Unit 5 

Unit 4 

Unit 3 

OCT 3 1 2017 

Unit paver and concrete bandingg 
highlight uni! entries and create 

shared street environment 

Guest parking stall in 
concrete with saw-cut score 

pattern 

Retaining wa ll with 1800mm 
ht. privacy cedar fencing 

~-----Wood slats wa8te bin enclosure \ 

Columnar Dawyck Gold Beech r 
sylvalica 'Dawyck Gold') 

Rock line swale provides stormwater 
treatment for parking stall and 
landscape areas. Possible 
connection lo trench drains and 
permeable paving underdrain of auto 
court 

•+---lrt--------- Decorative trench drain as 
secondary drainage 

'frc'.L~~:'i''-:'.'M-\----\'1-------- Swale to capture cross slope drainage 
from drive aisle. 

;¥~z;:~~~'liltt-----'l\------- 1800 mm ht. privacy screen 

+\-- -le\------- Unit paver and concrete 
banding highlight 
pedestrian route within 
drive aisle 

ffi--'1-----t\------- Unit paver patios 

li\::,d ---'l\-- - - - - Ornamental cherry tree 
(Prunus serrulata 'Mount 

~i"-__Jll------ Sloped garden beds with 
decidious and evergreen 
shrubs, groundcovers, and 
grasses 

[ ·\'ia.-----t\------ Blast rock wa ll 2' high 

'!ill\.1------\rt------Star Magnolia (Magnolia 
stellata) 

i!11'lM==-- \\------1800mm ht. privacy screen 

4\4'--lc\------ Tulip Tree (Liriodendron 
tulipfera) 

""-'--"-----+<--- Existing retaining wa ll 
r ~--->.--,.=~-"'---'~~-'-----" repaired or replaced where 

Swale planting with 
dwarf red-twig 
dogwood, sedges, and 
ferns 

required. Existing handrai l 
for neighbor's stairs to 
street replaced as 
necessary 

Recommended Nursery Stock 

Trees Total: 31 
Botanrcal Namt 
CereldlphyUum Japonlcum 
Fagus sytvatlca 'Oawyck Gold' 
Llrlodendron tullpifera 

Pnmus serrulata 'Mount Fujr 
Stewartia pseudocametlia 

Thuje 'Green Giant' 

Large Shrubs Total: 37 

Botanical Name 
Hamamelis mollis 'Pallida' 

Magnolia stellata 'Royal Star' 

Common Nam• 
Katsura Tree 

Dawyckll Beach 

.,,. 
6cm cal 
Scmcal. 

Tunp Tree 8cm cal. 

Mount Fuji Japanese Flowering Cherry 6cm cal. 

Japanese Stewartla 8cm cal. 
Green Giant Western AtboMtae #15 pol 

Common Name 
Pallida Chinese Witch Hazel 

Royal Star Magnolia 

Size 
#7pot 

#25 pot, 1.25m 

Viburnum plicatum tomentosum 'Mariesii' Doublefile Viburnum #10pot 

Medium Shrubs Total: 20 
Botanical Name 
Choisya temata 'Sundance' 

Ribes sanguineum 'White Icicle' 

Salix purpurea 'Nana' 

Spiraea thunbergii ·ogon' 

Small Shrubs Total: 35 

Botanical Name 
Comus sericea 'Kelseyi' 

Perennials, Annuals and Ferns Total: 407 

Botan.ical Name 
Anemanthe!e Lessoniana 

Groundcovers 

vmes 

Notes: 

Blechnum spicanl 

Calamagroslis x acutiflora 'Karl Foerster' 

Carex glauca 'Blue Zinger' 

Carextestacea 

Uriope muscari 'Variegata' 

Ophiopogon j~ponicus 'Nana' 

Polystichum munitum 

Total: 44 

Botanical Name 
Ceanothus griseus horizonlalis 

Rubuscalycinoides 

Total: 17 
Botanical Name 
Clemalisarmand1i 

Common Name Size 
Sundance Mexican Orange Blossom #5 pot 

White Icicle Flowering Currant #7 pot 

Dwarf Arctic Blue Leaf Willow #5 pot 

Golden Bridalwrealh Spirea #7 pot 

Common Name Size 
Kelsey's Dwarf Red-Osier Dogwood #5 pol 

Common Name Size 

Pheasant Tail Grass #1 pol 

Deer Fem #1 pot 

Foersler's Feather Reed Grass #1 pol 

Blue Sedge #1 pot 

Orange New Zealand Sedge #1 pot 

Variegated Ulyturf #1 pol 

Dwarf Mondo Grass #1 pot 

Sword Fem #5 pol 

Common Name Size 

Carmel Creeper California lilac #3 pot 

Creeping Bramble #1 pol 

Common Name Size 

Evergreen Clematis #Spot 

1. All work to be completed to current BCSLA Landscape Standards 
2. All soft landscape to be irrigated with an automatic irrigation system 

Waste Bin Enclosure 
1:50 

~-----Cedar slats and posts 

L__ Stepped concrete pads, 
warped to meet drive aisle 
grade 

1052-1054 Tillicum Road I Landscape Concept Plan II· I LADR LANDSCAPE ARCHITECTS 
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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: November 8, 2017 
 

STAFF REPORT 
 
DATE: 
 

November 6, 2017  

TO: 
 

Chair and Members of the Design Review Committee 

FROM: 
 

Trevor Parkes, Senior Planner 
 

SUBJECT: 
 

REZONING APPLICATION 
669 Constance Avenue 
[PID 004-574-451  Lot 1, Suburban Lots 43 and 44, Esquimalt District, 
Plan 13563] 
658 Admirals Road 
[PID 023-768-410  Lot A of Suburban Lots 43 and 44,Esquimalt District, 
Plan VIP65333] 
662 Admirals Road  
[PID 017-827-540  Lot 1, Suburban Lot 43, Esquimalt District, Plan 
VIP54521] 

 
RECOMMENDATION: 
 
The Esquimalt Design Review Committee [DRC] recommends to Council that the application for 
rezoning to facilitate consolidation of three properties located between the northernmost end of 
Constance Avenue and Admirals Road, and authorizing a 36 metre [12 storey], 83 unit, multiple 
family residential building sited in accordance with the BCLS Site Plan provided by McElhanney 
Consulting Services Ltd., stamped “Received October 26, 2017”, and incorporating height and 
massing consistent with the architectural plans provided by Lang Wilson Practice in Architecture 
Culture, stamped “Received October 27, 2017”, 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 Medium Density Multiple 
Family Residential [RM-4] and Low Density Townhouse Multiple Family Residential [RM-1] 
zones to a Comprehensive Development District zone [CD]. This change is required to 
accommodate the proposed 12 storey, 83 unit, multiple family, prefabricated, residential building 
including, as a principal feature, a generous, glass enclosed, two storey lobby, multiple purpose 
room and community amenity space located at grade off Admirals Road and situated above 
mechanical and storage areas and 4 levels of underground parking totaling 83 spaces. The 
residential units rise in a staggered form from 5/6 storeys abutting Constance Avenue to 10 (11) 
storeys adjacent to Admirals Road. The building stretches between Admirals Road and 
Constance Avenue forming the shape of the letter U surrounding a central courtyard. This 
design approach loads the building mass toward the edges of the property, claiming a minimum 
setback of 3.6m at the closest point to Admirals Road, 1.5m to the northern side lot line, 0.85m 
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at the closest point to Constance Ave and 3.1m to the southern side lot line thereby retaining 
the south exposed central courtyard for use of residents. 
 
This site is located within Development Permit Area No. 1 – Multi-Unit Residential. Should the 
rezoning application be approved, the applicant would need to obtain a Development Permit 
respecting the character of the development, including landscaping, and the siting, form, 
exterior design and finish of the proposed multiple family residential building which would be 
considered by both the DRC and Council in the future. 
 
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. 
 
Context 
 
Applicant: Standing Stone Developments [Casey O’Byrne and Troy Grant] 
 
Owner:  0776378 BC Ltd, Inc. BC0776378 [Standing Stone Developments] 
 
Property Size:   Metric:   1933 m2      Imperial:  20800 ft2 
 
Existing Land Uses:  6 Unit, Multiple Family Apartment/ Duplex/ Vacant Land 
 
Surrounding Land Uses: 
North:    Department of National Defense Lands 
South:   Multiple Family Residential 
West:  Department of National Defense Lands 
East:  Single Family Residential/ Two Family Residential Dwellings 
 
Existing OCP Designation: Multi-Unit, High-Rise Residential 
 
Existing Zoning: Medium Density Multiple Family Residential [RM-4] and Low Density 

Townhouse Multiple Family Residential [RM-1] 
 
Proposed Zoning: CD [Comprehensive Development District] 
 
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 and is 
subject to municipal bylaw compliance. A safety plan for construction of the building will be 
required should this rezoning application be approved. 
 
Engineering Services:  Engineering staff have completed a preliminary evaluation of Works 
and Services that would be required for the 83 unit multiple family residential building proposed 
to be located at 669 Constance Avenue.  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 both Constance Avenue 
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and Admirals Road. Staff recommend a traffic study be provided to evaluate the function and 
potential issues associated with the proposed drop off area on the Admirals Road frontage. Staff 
also advise the applicant to complete a sewer capacity study to determine if the existing network 
has the capacity to accept the increased sewer flow generated by the proposed development. 
Should the application be approved, additional comments will be provided when detailed civil 
engineering drawings are submitted as part of a Building Permit application. 
 
Parks Services: Should the application for rezoning be approved, a Tree Survey of the trees 
proposed for retention on the site will be required as part of the consideration of the 
Development Permit. If all trees on the site are to be removed to accommodate development, 
Tree Removal Permits shall be required for their removal and either appropriate funds or 
installation of not less than five appropriately sized replacement trees shall be required. 
 
ISSUES:   
 
Zoning 
 
Density, Lot Coverage, Height and Setbacks:  The following chart details the setbacks, 
height, lot coverage and floor area ratio and parking associated with this proposal 

 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 2.90 

Lot Coverage 56% 
 

Setbacks 
 Front [Constance Ave] 
 Rear [Admirals Road] 
 Interior Side [North] 
 Interior Side [South] 

 
0.85 m 

3.6 m/ 9.1m 
1.5 m 
3.0 m 

Building Height 36 m [12 storeys] 

Off Street Parking Parking Bylaw requirement 
= 108 spaces 

Total proposed = 83 spaces 
 
Floor Area Ratio: 
Floor Area Ratio measures buildable space in ratio to the size of the lot on which a building sits.  
The F.A.R of this proposal is 2.9 which is consistent with the maximum density of 3.0 identified 
within the OCP for lands designated Multi-Unit High-Rise Residential achievable before the 
provision of amenities could be required. 
 
Lot Coverage: 
Lot Coverage measures 56% for the proposed building however this value does not 
accommodate the underground parking structure which adds significantly to the functional site 
coverage of the site. The combination of the underground parking garage, as designed, and the 
proposed building results in limited opportunities for the planting of significant trees on the site 
as part of the landscaping plan. 
 
Height: 
The OCP states that High-Rise developments in Esquimalt are limited to a height of 12 storeys 
[approximately 36 metres] measured to the highest portion of the roof from average grade.  The 
applicant proposes a building consistent with this height measuring 36 metres with 12 storeys. 
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Setbacks: 
As noted in the table above, the Township zoning bylaw does not contain any zone that 
accommodates this proposal. Noting this, the zoning bylaw does contemplate taller multiple 
family residential buildings being setback to ensure the impact of mass and height are mitigated 
for those parcels adjacent to the development and the public realm. For example, the RM-5 
zone which accommodates buildings up to 6 storeys in height requires front, rear and side 
setbacks of 7.5m.  
 
This design approach, proposing a building forming the shape of the letter U surrounding a 
central courtyard, loads the building mass toward the edges of the property. The result is a 
building claiming a minimum setback of 3.6m at the closest point to Admirals Road, 1.5m to the 
northern side lot line, 0.85m at the closest point to Constance Ave and 3.0m to the southern 
side lot line thereby retaining the south exposed central courtyard for use of residents. Staff note 
that the applicant is seeking a custom zone to accommodate this proposal, however, as this is a 
residential, not a commercial mixed use building, staff have concerns with this unconventional 
approach to building siting, particularly as it relates to the parcels to the south of the site and to 
the public realm of both Constance Avenue and Admirals Road. 
 
Parking: 
Parking Bylaw, 1992, No. 2011 requires 1.3 parking spaces per unit be provided “behind the 
front face of the principle building” in multiple family developments.  This proposal incorporates 
83 residential parking spaces within the underground parking structure including 11 visitor 
spaces. The applicant has committed to providing a parking study, crafted by Bunt and 
Associates, detailing the effectiveness of this parking strategy. The applicant also proposes to 
voluntarily improve the southern portion of the west side of Constance Avenue to include, 
clearly visible, on-street parking adjacent to the development. 
 
Official Community Plan 
 
This proposal is consistent with the current Land Use Designation applied to the subject 
Property, “Multi-Unit, High-Rise Residential”. 
 
OCP Section 2 - Managed Growth – Land Use and Development states that the objectives and 
policies in this section are designed to promote sustainable land use and development in the 
community. 
 
OCP 2.0.1(a) states the Township should encourage high quality development that enhances 
and benefits the community as a whole. 

 
OCP 2.0.2(a) states Esquimalt’s future new development, infill and redevelopment will be in 
accordance with the land use designations shown on OCP Schedule A, together with the 
guidelines set out in Development Permit Areas (OCP Section 9). 
 
OCP 2.0.2(e) states the Township will encourage development and redevelopment that 
minimizes and mitigates the risks associated with natural hazards and increases the 
community’s resilience to hazard events. The applicant has provided staff with a tsunami 
reviews indicating the site is not in danger of significant damage by a tsunami. 
 
OCP Section 2.2 - Residential Land Use of the Official Community Plan recognizes that modest 
growth is likely to occur through the infilling of vacant or under-utilized parcels, redevelopment 
of existing residential properties to higher densities (such as townhouses, apartment buildings 
and mixed commercial-residential uses) and the replacement of existing buildings. Objectives 
and policies of this section are intended to ensure residential growth occurs in a manner that 
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maintains and enhances individual neighbourhoods and the community as a whole. 
 
Section 2.2.1(a) states the Township should work toward a more complete community by 
maintaining a healthy mixture of housing types, accommodating people with a wide range of 
income levels. 
 
Section 2.2.1(b) states the Township should encourage new residential development with high 
design standards for building and landscaping and which enhance existing and new 
neighbourhoods. 
 
OCP Section 2.2.4.1 Multi-Unit Residential Policies [attached] are intended to provide more 
predictability for residents and give direction to design teams preparing development proposals. 
This proposal for 83 Apartment Residential Units is consistent with many policies contained in 
this section with the following exceptions: 
 
Section 2.2.4.1(f) states that wherever desirable and achievable consideration will be given to 
special needs and assisted housing including seniors, disabled persons and families. It is 
unclear at this time if any units are proposed to be constructed to accessibility standards or will 
be easily adaptable to meet special needs requirements.  
 
Section 2.2.4.1(g) states that within the areas designated as Townhouse Residential, Multi-Unit, 
Low-Rise Residential and Multi-Unit, High-Rise Residential, the following criteria will be used to 
evaluate development proposals requiring an application for rezoning: 
 
 The massing and height of the project will respond sensitively to the prevailing character 

of the immediate neighbourhood. This will vary by location; 
 The project will relate to the street. Its exterior finishes, scale, treatment of parking 

areas, and landscaping, will enhance the appearance of the neighbourhood and 
contribute positively to the streetscape; 

 The proponent will demonstrate that the neighbourhood has been consulted in a fair and 
meaningful way, and that residents’ concerns have been appropriately responded to in 
the proposal; and 

 Where new multi-unit residential projects are proposed, they should not “land-lock”, 
otherwise isolate, or negatively affect the development potential of adjacent parcels. 
Projects must either consolidate the isolated parcels or leave a sufficient area available 
to allow for the eventual redevelopment of the adjacent land. 

 
It is the opinion of staff that due to the substantial lot coverage proposed for this building, the 
significantly reduced setbacks, and the substantial height and mass of the project located in 
proximity to neighbouring parcels as well as the public realm, this proposal is not consistent with 
Bullet 1 and 3 of this guideline. Staff note that the applicant has held one public engagement 
session regarding this proposal however it is expected an additional session will be held once 
the design is refined as a result of DRC and APC feedback.  
 
OCP Section 2.2.4.4 Multi-Unit, High-Rise Residential states that in areas designated Multi-Unit, 
High-Rise Residential on Schedule A, building heights of up to 12 storeys are acceptable with a 
Floor Area Ratio of up to 3.0. Buildings with shallow setbacks must step down to no more than 
three storeys at street level in order to provide appropriate human scale along the sidewalk. The 
requirements and guidelines of Development Permit Area No. 1 apply. The proposed building 
fails to address this guideline as the lowest components of the building‘s residential floors rise to 
5 storeys on Constance Avenue and to 7 storeys adjacent to Admirals Road 
 
OCP Section 3.3.1(a) Affordable Housing Objectives states that the Township should 
encourage a range of housing by type, tenure, and price to ensure that people of all ages, 
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household types, abilities and incomes have a diversity of housing choice in Esquimalt. 
 
OCP Section 9.3 Development Permit Area No. 1 - Multi-Unit Residential [attached] contains 
Development Permit Guidelines for land designated Multi-Unit Residential. As the Development 
Permit is not being considered at this time it would be inappropriate to address many of these 
guidelines with the following exceptions that are relevant to the discussion of zoning issues: 
 
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 36 metres in height with substantial mass therefore it is expected to cast shadows on 
properties to the east and west. Land to the north of this parcel is controlled by the Federal 
Government and staff are not currently aware of any proposed change of uses from the green 
space, roadway and parking lots currently in place, therefore shadowing is of less concern. 
Shadow analysis provided by the applicant [attached] reveals that in the afternoon in spring 
summer and fall, shadows would impact parcels located immediately across Admirals Road. 

 
Residential units in this proposal are sited in particularly close proximity to the front and north 
and south interior side lot lines, when compared to established zoning standards for multiple 
family residential development. Fortunately, there is little impact from overlook to the west and 
the north as these are dominantly unpopulated lands. This cannot be claimed on lands to the 
south and east were substantial overlook would occur due to the proposed setback profile, 
particularly at the southeastern and southwestern corners of the site. Staff note that overlook 
onto adjacent sites is an unavoidable consequence given the proposed height of the building,  

 
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. It is the opinion of staff that this 83 unit proposal is not consistent with this 
design guideline.  

 
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 installed on both 
the Constance Avenue and Admirals Road frontages. These signs will be updated to include the 
date, time and location of the Public Hearing should Council deem it appropriate. 
 
ALTERNATIVES: 
 

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

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

 
3. Forward the application for OCP Amendment and Rezoning to Council with a 

recommendation of denial including reasons for the recommendation. 
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2.2.4 Multi-Unit Residential 

Over the years, townhouses and apartment buildings have tended to be developed in 
clusters throughout the neighbourhoods of Esquimalt. They are generally located in the 
following areas: 

• On both sides of Esquimalt Road from Grafton Street to Dunsmuir Road; 

• The area around Craigflower Road and Selkirk Avenue; 

• Admirals Road, Astle and Nelson Streets; 

• West Bay south of Dunsmuir Road; and 

• West Parklands. 

Smaller clusters of multi-unit development are also found along Lampson Street between 
Devonshire and Old Esquimalt Roads, Lampson Street south of Lyall Street, and Ellery Street 
south of Esquimalt High School. This scattered pattern of development has contributed to 
residents' concerns related to the proliferation of multi-unit developments in 
neighbourhoods where single-unit and two-unit homes have been the predominant land use. 

2. 2.4. 1 Multi-Unit Residential Policies 

The following policies provide more predictability for residents in mixed residential use 
neighbourhoods and give direction to design teams involved in the preparation of 
development proposals. 

a) Multi-Unit Residential refers to three or more dwelling units on a parcel. Multi-unit 
Residential does not refer to a single-unit home with a secondary suite. 

b) The Township encourages the concentration of multi-unit residential development 
where such development is in keeping with the overall goals of this Plan. 

c) Wherever practical, multi-unit residential housing will be located near a Major 
Road as shown on "Schedule B". This supports transit service and also helps 
maintain the integrity of single-unit and two-unit housing neighbourhoods; 

d) Wherever feasible, major multi-unit residential projects will be located within 
reasonable distance of one of Esquimalt's commercial areas in order to encourage 
walking and cycling; 

e) A mix of housing types will be provided in multi-unit residential areas in order to 
provide visual interest and to meet the varying housing needs of Esquimalt's 
current and future residents; 

f) Wherever desirable and achievable, consideration will be given for special needs 
and assisted housing, including seniors, disabled persons and families. 

g) Within the areas designated on "Schedule A" as Townhouse Residential, Multi-Unit, 
Low-Rise Residential and Multi-Unit, High-Rise Residential, the following criteria 
will be used to evaluate development proposals requiring an application for 
rezoning: 

o The massing and height of the project will respond sensitively to the 
prevailing character of the immediate neighbourhood. This will vary by 
location; 
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o The project will relate to the street . Its exterior finishes, scale, treatment of 
parking areas, and landscaping, will enhance the appearance of the 
neighbourhood and contribute positively to the streetscape; 

o The proponent will demonstrate that the neighbourhood has been consulted 
in a fair and meaningful way, and that residents' concerns have been 
appropriately responded to in the proposal; and 

o Where new multi-unit residential projects are proposed, they should not 
"land-lock", otherwise isolate, or negatively affect the development 
potential of adjacent parcels . Projects must either consolidate the isolated 
parcels or leave a sufficient area available to allow for the eventual 
redevelopment of the adjacent land. 

h) Development proposals with heights and /or densities greater than those set out in 
policies 2.2.4 .2 to 2.2.4.4. may be considered, where appropriate, through 
variances to zoning and/or parking regulations and density bonusing of floor-space 
where new affordable, accessible or special needs housing units or amenities are 
provided for the benefit of the community . 

i) For the purposes of density bonuses, "amenities" may include, but not be limited 
to : 

o Privately-owned, publicly-accessible open 
space; 

o Public art; 

o Contributions towards the enhancement of 
public recreation facilities; 

o Contributions towards street and boulevard 
enhancements, including street furniture and 
decorative lighting; 

o Daycare facilities; and 

o Preservation of heritage structures or features. 

j) In new multi-unit residential developments, secure bicycle storage for residents 
should be provided in the ratio of 1.5 storage spaces per dwelling unit. In 
addition to the residents' parking, each multi-unit building should have six (6) 
bicycle lock-up spaces for the use of visitors . 

A bicycle storage requirement may be waived or varied in a Development Permit 
where, in the opinion of Council, there is no demonstrated need, such as in a 
congregate care facility . 

2. 2.4. 2 Townhouse Residential 

In the Townhouse Residential areas designated on "Schedule 
A", new buildings up to three storeys with a Floor Area Ratio of 
up to 0.70 may be acceptable provided the neighbours are 
consulted and the design responds effectively to both its site 
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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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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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November 3, 2017 

 

Madam Mayor and Respected Councilors 

Township of Esquimalt 

1229 Esquimalt Road 

Esquimalt B.C. 

V9A 3P1 

 

Dear Madam Mayor and Respected Councilors, 

 

I am the developer and general partner for Corvette Landing which is the development proposed for 669 

Constance Ave. in the Township of Esquimalt. 

 

By way of a brief history I came to the GVA in 1976 to visit my twin brother who was studying history at 

the University of Victoria. I fell in love with Victoria and its surrounding areas and moved here in 1978 to 

continue my studies in Psychology. I received my Bachelor’s degree in 1980. I would have stayed but 

Law School beckoned and that journey began. 

 

I practiced law in Edmonton for approximately 34 years and while I am currently not practicing law I am 

still a member in good standing with both the Canadian Bar Association and the Alberta Bar Association. 

 

It was during the last 10 years of my law practice that I began to transition out of law and into land 

development. The transition has been successful for me. 

 

In 1982 my parents moved to Esquimalt and I have been a dedicated visitor ever since. While my father 

has passed in April of 2001, my Mother (93) and 5 of my 11 siblings now call the GVA home. I also have 

3 nephews and 6 grand nephews and nieces that now reside here, and trips home are truly trips home to be 

with my family. It has been my great pleasure to have been able to purchase the site of the new 

Corvette Landing here in Esquimalt. I have had the opportunity to speak with the Mayor and Senior 

administration about this project and we have received a very warm and professional welcome. 

 

Our goal with 669 Constance is to create a landmark building on what we view as a cornerstone property 

in Esquimalt. We have teamed with Oliver Lang, owner of LWPAC Architectural firm and a host of other 

professionals to create what we truly believe will be a world class building. 

 

Our research has shown us, that people who serve our community have been under served by the real 

estate market. This same research has shown us that the service sector is quickly being shut out of the 

market. Prices are rising and opportunities to purchase quality homes are becoming scarce and getting 

difficult to secure. We define the service sector as those who have dedicated their working life in the 

service of others. This list of Professionals includes but is not limited to: 

 

* Police Officers and Staff; 

* Fire Department Members and Staff; 

* Teachers and Staff; 

* Medical Personnel; 

* Military Officers, NCO's, Civilian Staff and so many more. 

 

Our goal with Corvette Landing is to create a development that supplies Market Affordable Homes to this 

very important sector of the Esquimalt community, our community. 
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We know that history of Esquimalt dates back to 1912 and that the real estate market in Esquimalt hasn't 

always appropriately reflected the vibrancy of the community. Our intent with this project is to bring to 

the City a new and vibrant residential community. The Corvette Landing will be a smart structure that 

reflects the progressive direction of Esquimalt. These new homes will have Passiv Haus Certification, and 

a design that takes into consideration our neighbours and the overall community. This will be a building 

that is not only in compliance with the OCP but also supports the spirit of the OCP. 

 

With our off-site systems approach and modern building methodology and the latest research in 

construction we will have these new homes on the market in the coming months rather than the coming 

years. We plan to create homes that are inspiring to live in and improve the quality of the lives of the 

residents and the community as a whole. 

 

Corvette Landing is intended to inspire progressive development within the neighbourhood and within the 

greater community of Esquimalt. Recently we spent the day visiting our neighbours. We shared our 

project vision and heard a number of comments. In order to be certain that all of our neighbours knew 

of our intentions, we canvassed every home within two city blocks of our project and dropped leaflets 

about Corvette Landing. We also visited the senior management and Command Team at the Esquimalt 

Naval Base and were very encouraged by their response. 

 

We are hopeful that you, madam Mayor and Council and the Township of Esquimalt, will embrace our 

development as warmly and confidently as the Corvette Landing Team has. 

 

 

Yours Sincerely, 

 

Casey O’Byrne B.A. LLB. 

 

original signed by: 



25 October 2017 

Attn : Mayor Barb Desjardins and Council 
Township of Esquimalt 
1229 Esquimalt Road 

Esquimalt, BC V9A 3P1 

IC + 

OCT 2 7 2017 
CORP. OF TOWNSHIP,_ 

<'«> _ OF ESOUIMALT 6J' 
\..~ ~~ 

~O.A'>MENi s<v<f. 

ARCHITECT'S NARRATIVE • CORVETIE LANDING RE-ZONING APPLICATION 

Dear Mayor Desjardins, Dear Councillors of Esquimalt, 

as follows, please accept our Rezoning application for the Corvette Landing project, located at 658-662 

Admirals Road and 669 Constance Avenue. 

1. Executive Summary 

The proposed Corvette Landing project is located in the Township of Esquimalt, in the Esquimalt Harbour 

neighbourhood in close proximity to the Naval Base and the Dockyards. Situated at the corner of Admi

rals Road and Naden Way, it is a significant urban development site. The site spans the length of the 

b lock of Naden way along a green space towards Constance Avenue. The proposed building is for a res

idential building. It will offer 83 market affordable ho mes with a broad range o f home types, from 350sf 

1 BR/studios to 960sf 3BR family homes. Designed as a high quality building, it wi ll serve as an urban de

velopment catalyst for the community of Esquimalt. The new building will advance the creation of a vi

brant, diverse and prosperous community, as a new paradig m, through its unique combination of afford

ability, livability and sustainability 

The building will be certified Passive House standard, one of the globally leading standards for sustain

ability and energy efficiency. The project is proposed to be built using engineered BC produced mass

timber technology, providing a low carbon footprint and highly durable construction. Built through off

site prefabrication, the project wi ll minimize its impact on construction related noise, and traffic, while 

substantially reducing the length of the construction time itself. 
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2. Urban Design Approach and Response to Esquimalt Official Community Plan 

1. Healthy Community: The project will meet OCP objectives to further a healthy community as 

per OCP 1.8.2-1 .8.5. It will create 'a healthy, active and livable community' with quality housing 

and adequate green space, creating a strong sense of community for the tenants and the 

township. The project is committed through Passive House certification, the use of renewable 

materials and extensive landscaping of the ground plane and roof-tops, to "protect and en

hance the natural environment while accommodating change and development". 

2. Street enhancements on Constance Avenue: The proposal provides for improvements of 

the interface of the adjacent part of Constance Avenue to the parking lot of the Navy yard. It is 

proposed to replace the existing unkept green strip and fencing. 

3. Parking: The building is proposed to have 83 underground (OCP 9.3.5.f) parking stalls in a 

1: 1 ratio to the number of homes. This will include the allocation for required guest parking. 

The building will provide bicycle parking at a ratio of 1: 1.5 for a total of 125 in addition to a 

bicycle service station and 6 lockable bicycle parking stalls for guests. 

4. Building Height and Density: The proposed building complies with Building Bylaw No. 2446 

Schedule A Land Use Designation for Multi-Unit High Rise Residential (5+ Storeys) and OCP 

2.2.4.4 building height of up to 12 storeys and an acceptable FSR of 3.0. The proposed height 

is 10 storeys above adjacent ground at Admirals Road, 5/6 storeys above adjacent ground on 

Constance Avenue with a total height of 12 storeys. The proposed density is 2.5 FSR. 

5. Housing: The proposed building aspires to meet and exceed the expectations of the OCP 3.3 

for Housing to create "attractive and affordable communities, for ... owners .. " "Homeowner

ship has benefits to the homeowner and to the community as a whole. Some of the benefits 

include a sense of pride and community, security of tenure, increased control over residential 

environment, ability to build equity ... " The building will create a range of housing types, as 

per 3.3.1.a. The building recognizes the needs of families as per OCP 3.3.2.d. The building 

offers homes with the opportunity to work from home, aiding the Township's goal towards a 

more prosperous community (OCP Section 8) in advancing "technology and knowledge

based business". 

6. Smart Construction and Greenhouse Gas Emission Reduction: In compliance with OCP 3.6 

Smart Design and Construction the building provides a long lists of features to bring much 

needed innovation in sustainability to Esquimalt. These include an explicit comm itment to low 

energy Passive House certification, use of mass-timber structural system, and the use of re

newable materials where feasible to reduce carbon footprint that is embodied or construction 

related and operational through the use of energy. As such, the building will satisfy ambitious 
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objectives as per OCP 7 .1.2.6 Greenhouse Gas Emission Reduction Targets, It is conceivable 

for the bui lding to become carbon neutral in the future if the Township where to provide re

newable energy based hydronic district energy (OCP 9.8.5.c). Please see below under Sys

tems and Prefabrication for additional detail on Smart Construction. CPTED measures have 

been considered. 

7. Design Response: The bui ldings have been designed to "minimize visual intrusion onto the 

privacy of surrounding homes and minimize the casting of shadows ... " (OCP 9.3.S b-d) The 

predominant building mass has been placed along the Northern edge of the property along 

the adjacent green space to maximize the visual separation to the neighbours on the South. 

South facing facades wi ll have no living room windows or balconies. Homes along Constance 

Avenue face West with beautiful views to the water and mountains across the adjacent Navy 

Yard parking lot with no impact on neighbours. The bui lding form minimized overshadowing 

of adjacent residential properties. The landscape architecture emphasizes the creation of an 

attractive residential area street scape, with the parking entrance well screened and tucked 

away off Constance Avenue. In response to OCP 9.8.5 Design Guidelines: The building cap

tures passive solar energy in the winter through south facing homes orientation, while mitigat

ing heat gain through the ext ernal walkways and vertical courtyard screens/vertical gardens 

that act as shading devices (OCP 9.8.5.a and b, and 9.9.12)). There will be a priority to use 

high quality and locally sourced materials, provide friendly and transpa rent lobby and amenity 

spaces that are visible from the street and weather protected entries (OCP 9.8.5 f th rough j). 

The building will provide use use of indigenous landscape species, will be bird friendly and 

careful lighting design to avoid impact on neighbours and dark skies. (OCP 9.8.5.u through x). 

The build ing form maximizes the creation of community and livability. 
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3. Specific Design Considerations 

1. Livability 

1. Instead of the typical one-fits-all approach we offer a systematic and sca lable ap

proach to provide an unprecedented combi nation of affordability, livability, and sus

tainability in the creation of living and connected communities. 

2. The proposed buildings is a contemporary courtyard buildings, following an evolution 

of urban housing typologies that have proven to provide highly livable solutions 

around the world for centuries. IC+LWPAC have pioneered their synthetic evolution in 

Vancouver for over a decade through award winning projects. 

3. The people-focused home design (not unit thinking) offers homes that are highly effi

cient, yet superbly livable, virtually without any interior hallways, with excellent propor

tions, adaptabi lity and practica lity. 

4. Due to the courtyard configuration, each home has 2 sided exposures with abundant 

daylight, a strong sense of the outdoors, vertical gardens and urban context, and ac

cess to natural cross venti lation. Natural Cross ventilation, for natural cooling leads to 

increased comfort and eliminates the need for mechanical air conditioning systems. 

5. Flexible layouts lead·to choice, with a broad range of homes to reflect broad needs of 

varying demographics ranging from singles, to live/work to families and multigenera

tional living. 

6. Living spaces are visually open with uncluttered layouts, to empower people to create 

their homes. 

7. Quiet bedrooms are provided at the courtyard side for each home, away from arterial 

traffic noise. Research in environmental psychology te lls us that air pollution, noise 

and crowding can corrode mental health and social wellbeing. People need quiet and 

calm spaces at home in order to recharge, especially in dense urban settings. 

8. Systems bui lt, the homes and common areas provide a high perceived quality, leading 

to pride of t enancy and sense of belonging. 

9. The homes are designed to maximize an individuals need of privacy, comfort and 

wellness. 

10. Each home will have a below ground secure storage locker. 
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2. Community 

1. Optimizing the number and arrangement of housing units in a development is a criti

ca l aspect of both affordability and sociabi lity. Courtyard buildings with open circula

tion system of walkways, social landings and mesh enclosed experiential staircases 

lead to a high degree of social interaction and sense of community. What might seem 

like insignificant encounters with neighbours are actually the basis for a rich communi

ty life. 

2. Vertical gardens extend the natural sense of each home to be connected to nature. 

Vertical screens that rise from across the northern edges of the east-west walkways 

provide articulation, solar gain control and mediate privacy. 

3. The open presence of the building design and home entries create a he ightened de

gree of identification with a feeling of belonging and a truer sense of home. 

4. Common roof top gardens with opportunities for urban agriculture and common 

amenity for collective activities creat e strong communities, instead of high turnover 

rates and vandalism. Vertical gardens and open circulation system convert the typically 

dark and drab double corridors of todays housing projects into delightful common 

amenities. When people enjoy direct contact with nature, they are more likely to ap

preciate their environment and engage in sustainable living. Providing a warm, wel

coming environment where people cook and eat together can be one of the strongest 

measures for improving community health. 

5. Gated courtyards allows children to play and move more freely in accordance with 

City guidelines. 

3 . Quality and Beautiful Simplicity 

1. Considered Design, simple, elegant with lasting quality is something not typically as

sociated with affordable housing, but considered essential for successful market af

fordable housing as long term homes. 

2. Unique presence of a carefully designed building to its context and its material and 

urban presence leads to a heightened degree of personal identification with a sense 

of p lace. Natural materials in wood, anodized aluminum and galvanized metals with 

careful detailing, precision assemb ly, and clarity of expression will convey a true sense 

quality of simple yet playful elegance. 
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4. Sustainability 

1. LWPAC+IC's Platforms-for-Life 'EcoSystem' proposed for the Corvette Landing project is 

based on the predominant use of renewable materials. Cross-Laminated-Timber (CLT) panels 

are the primary material for the platforms cluster and structural system. It has been engi

neered to allow for structures up to 16 storeys, built from panelized open spatial modules. The 

material and panelization is ideal to combine renewable resources with state of the art CNC I 

Robotic precision fabrication. Equally the focus is on minimizing heat loss and cooling re

quirements through Passive House design with certification that includes a highly airtight pre

fabricated building-envelope. 

2. Through the use of mass-timber the buildings will have a low carbon footprint, both embod

ied and operational, 

3. Off site prefabrication creates less waste and trips to construction site, 

4. Passive House is part of the systems DNA, lowering energy consumption from 100kwh/m2 up 

to 1 Okwh/ m2 by factor of 1 OX. PHPP modelling has shown that the design of the Corvette 

Landing project has eliminated need for cooling systems through solar gain control and nat

ural cross ventilation, 

5. The buildings can be Net Zero ready through the future inclusion of renewable energy source, 

such as renewable hydronic District Energy. 

6. Quality, robustness and airtight building envelopes with high comfort, provide building out

standing longevity, 

7. Tenant electricity consumption and cost are reduced due t o abundant daylight. Operators 

electrica l consumption and cost are reduced because of the exterior circulation system with 

no need of artificial lig hting during the day, and no need for pressurization and associated 

mechanical systems' maintenance cost of fans, filters and pumps due to the open stairs and 

walkways. 

8. The team has a proven sustainability and Passive House team track record for over a decade. 

5. Operations Considerations 

1. Longevity to enhance affordability through reduced building depreciation, lowered main

tenance cost and increased sustainability. The high quality systems build assemblies en

sure are designed for 60-100 year life-cycle span vs typical 25-40 years. 

2. The design and the systems adaptability allow to future-proof adaptation to different de

mographics, ensuring long term vibrant social communities. 
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3. The Passive House and open courtyard designs lead to a substantial reduction of mechan· 

ical and electrical systems with lowered maintenance and replacement cost. 

6. Proven Solutions for a New Paradigm • Platforms-for-Life housing systems technology 

1. The underlying platform design for the proposed buildings is shared and follows a systems 

technology specifically developed for urban housing over the last 15 years. We have created a 

proven generative technology that is both replicable and adaptable to follow IC+LWPAC's 

mantra: Do more with less and create many from one common holistic platform housing 

systems technology. 

2. The system is based on the use of highly complete off-site prefabricated 'beyond-the-box' 

spatial components. The structural system is using mass-timber technology, buildable up to 16 

storeys, that meets building code requirement through alternative solutions. Our approach is 

supported by the Chief Building Officials Office of the City of Vancouver (see attached letter). 

The technology is used broadly in Europe and Vancouver is now home to the tallest wood 

building in the world: UBC Brock Commons has just been complete with 18 storeys. Our team 

brings world class expertise to this t echnology and we have and are delivering currently 

$69,000,000 worth of projects to BC. 

3. As part of the system, the building envelope is also fully prefabricated allowing for hig hly ef

fective integration of Passive Ho use performance. 

4. Off-site prefabrication allows for an accelerated project delivery schedule by up to 50%, 

through parallel on-site and off-site construction, reducing construction financing, carrying 

costs and exposure to escalation. 

5. Contrary to conventional modular prefabrication, the Platforms-for-Live system provides a 

high quality product, designed to take full advantage of state of the art CNC and robotics as

sisted high precision machining/milling and assembly of components, leading to a 21st centu

ry industrial design quality integrated product. This requires a level of pre-construction inte

gration and coordination that vi rtually e liminates typical change order processes, reduces risks 

and contingencies, while enhancing quality control. 

6. Off-site prefabrication substantially reduces waste. Construction related noise and traffic on 

the neighbourhood is substantially reduced 

7. The system is adaptable and replicable, and it ca n be readily transferred to various other sites 

in Esquimalt. Continuity through multiple successive projects further deepens affordability by 

reducing design and fabrication related factory overhead. 

Sincerely, ~ 
Oliver Lang, Architect AIBC, Princi~~~l'""L"'"'W:-:cP"'"A~C~, President Intelligent City 
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The purpose of this Checklist is to make property ownersThe purpose of this Checklist is to make property ownersThe purpose of this Checklist is to make property ownersThe purpose of this Checklist is to make property owners    and and and and ddddevelopers aware evelopers aware evelopers aware evelopers aware 

of specific green features that canof specific green features that canof specific green features that canof specific green features that can    be included in new developments to reduce be included in new developments to reduce be included in new developments to reduce be included in new developments to reduce 

their carbontheir carbontheir carbontheir carbon    footprints to help create a more sustainable community.footprints to help create a more sustainable community.footprints to help create a more sustainable community.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. 

 

GREEN BUILDING GREEN BUILDING GREEN BUILDING GREEN BUILDING 

CHECKLISTCHECKLISTCHECKLISTCHECKLIST                                                    
 

Other documents containing references to building and site design and sustainability, Other documents containing references to building and site design and sustainability, Other documents containing references to building and site design and sustainability, Other documents containing references to building and site design and sustainability, 

wwwwhich you are advised to review, includehich you are advised to review, includehich you are advised to review, includehich 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 
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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 Green Building Standards Green Building Standards 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? 

If yes, to what program and level?  
 

Yes No  

2 If not, have you consulted a Green Building or LEED consultant to discuss the 

inclusion of green features? 
 

Yes No 

3 Will you be using high-performance building envelope materials, rainscreen siding, 

durable interior finish materials or safe to re-use materials in this project? 

If so, please describe them. 
                                                       

Yes No 

4 What percentage of the existing building[s], if any, will be incorporated into the  

new building?                                                                                                            _______ % 
 

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. 
________________________________________________________________________________________ 

6 Have you considered advanced framing techniques to help reduce construction costs  

and increase energy savings? 
 

Yes No 

7 Will any wood used in this project be eco-certified or produced from sustainably managed forests?  If 

so, by which organization? ______________________________________________________________  
 

For which parts of the building (e.g. framing, roof, sheathing etc.)? _____________________________ 
 

8 Can alternatives to Chlorofluorocarbon’s and Hydro-chlorofluorocarbons which are 

often used in air conditioning, packaging, insulation, or solvents] be used in this 

project?  If so, please describe these. ______________________________________ 

 

Yes 

 

No 

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]? 
 

Yes  
 

No 

11 Will any interior products [e.g. cabinets, insulation or floor sheathing] contain 

formaldehyde? 
 

Yes  No 

 
 
 

 

“One-third of Canada’s energy use goes to running our homes, offices and other buildings. 
The federal government’s Office of Energy Efficiency (Natural Resources Canada) reports that 
a corresponding one-third of our current greenhouse gas (GHG) emissions come from the 
built environment.”  
[Green Building and Development as a Public Good, Michael Buzzelli, CPRN Research Report  June 2009] 

Adopted January 10th, 2011 

We will be constructing to achieve the Passive Home
Standard.

We are constructing to a Passive Home standard and have
brought RDH Building Science to ensure we are achieving it.

Rainscreen, High Insulation, Triple Glazing

0

Prefabricated Mass-timber Construction sourced primarily in BC.

We will be using modular construction techniques in order
to reduce waste and utilize recycled products where possible

We will be using an engineered wood product.

Framing and Roofing.

Wood

Our project will be utilize recycled materials
where we can.
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Water ManagementWater ManagementWater ManagementWater Management    
The intent of the following features is to promote water conservation, re-use water on site, and reduce 
storm water run-off. 
Indoor Indoor Indoor Indoor WaterWaterWaterWater Fixtures  Fixtures  Fixtures  Fixtures  

12 Does your project exceed the BC Building Code requirements for public lavatory 

faucets and have automatic shut offs? 
 

Yes 

 

No 

13 For commercial buildings, do flushes for urinals exceed BC Building Code 

requirements?  
 

Yes 

 

No 

14 Does your project use dual flush toilets and do these exceed the BC Building Code 
requirements? 
 

Yes 
 

No 

15 Does your project exceed the BC Building Code requirements for maximum flow 

rates for private showers?  
 

Yes 

 

No 

16 Does your project exceed the BC Building Code requirements for flow rates for 

kitchen and bathroom faucets? 
 

Yes 

 

No 

Storm Storm Storm Storm WWWWaterateraterater 

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 N/A 

18 Will this project eliminate or reduce inflow and infiltration between storm water 

and sewer pipes from this property? 
 

Yes No N/A 

19 Will storm water run-off be collected and managed on site (rain gardens, 
wetlands, or ponds) or used for irrigation or re-circulating outdoor water 

features?  If so, please describe. __________________________________________ 

______________________________________________________________________ 

Yes No N/A 

20 Have you considered storing rain water on site (rain barrels or cisterns) for future 

irrigation uses?  
 

Yes No N/A 

21 Will surface pollution into storm drains will be mitigated (oil interceptors, bio-

swales)?  If so, please describe. __________________________________________          

 

Yes No N/A 

22 Will this project have an engineered green roof system or has the structure been 

designed for a future green roof installation?  

Yes No N/A 

23 What percentage of the site will be maintained as naturally permeable surfaces? 

  

 

_____________% 

Waste waterWaste waterWaste waterWaste water 

24 For larger projects, has Integrated Resource Management (IRM) been considered 

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

please describe these. ___________________________________________________ 

Yes No N/A 

Natural Features/LandscapingNatural Features/LandscapingNatural Features/LandscapingNatural 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.   
25 Are any healthy trees being removed?  If so, how many and what species?  

______________________________________________________________________ 

Could your site design be altered to save these trees? 

Have you consulted with our Parks Department regarding their removal?  

Yes No N/A 

 

Adopted January 10th, 2011 

N/A

N/A

Toilets will exceed the BC BC requirements.

Faucets will exceed the BC BC requirements.

Please refer to the Landscape Arhitectural plans

Please refer to the Landscape Arhitectural plans
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26 Will this project add new trees to the site and increase our urban forest? 

 If so, how many and what species? _______________________________________ 
 

Yes No N/A 

27 Are trees [existing or new] being used to provide shade in summer or to buffer 

winds? 

 

Yes No N/A 

28 Will any existing native vegetation on this site be protected? 

If so, please describe where and how. ____________________________________ 

 

Yes No N/A 

29 Will new landscaped areas incorporate any plant species native to southern 

Vancouver Island? 

Yes No N/A 

30 Will xeriscaping (i.e. the use of drought tolerant plants) be utilized in dry areas? 

 

Yes  No N/A 

31 Will high efficiency irrigation systems be installed (e.g. drip irrigation; ‘smart’ 

controls)? 

 

Yes No N/A 

 

32 Have you planned to control invasive species such as Scotch broom, English ivy, 

Himalayan and evergreen blackberry growing on the property? 

Yes No N/A 

33 Will topsoil will be protected and reused on the site? 

 

Yes No N/A 

Energy EfficiencyEnergy EfficiencyEnergy EfficiencyEnergy Efficiency    
Improvements in building technology will reduce energy consumption and in turn lower greenhouse gas 
[GHG] 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?  

If so, what will the rating be?  ___________________ 

Yes No N/A 

35 Have you considered passive solar design principles for space heating and cooling 

or planned for natural day lighting? 
 

Yes No N/A 

36 Does the design and siting of buildings maximize exposure to natural light? 
What percentage of interior spaces will be illuminated by sunlight? ___________% 
 

Yes No  N/A 

37 Will heating and cooling systems be of enhanced energy efficiency (ie. 

geothermal, air source heat pump, solar hot water, solar air exchange, etc.).   

If so, please describe. ___________________________________________________ 

If you are considering a heat pump, what measures will you take to mitigate any 

noise associated with the pump? __________________________________________ 

Yes No N/A 

38 Has the building been designed to be solar ready? 

 

Yes  No N/A 

39 Have you considered using roof mounted photovoltaic panels to convert solar 

energy to electricity? 

 

Yes  No N/A 

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

 

41 Are energy efficient appliances being installed in this project? 

If so, please describe. 

   

42 Will high efficiency light fixtures be used in this project? 

If so, please describe. 

Yes No N/A 

43 Will building occupants have control over thermal, ventilation and light levels? 
 

Yes No N/A 

44 Will outdoor areas have automatic lighting [i.e. motion sensors or time set]? 
 

Yes No N/A 

45 Will underground parking areas have automatic lighting? Yes No N/A 

 

Adopted January 10th, 2011 

Please refer to the Landscape Arhitectural plans

Please refer to the Landscape Arhitectural plans

Please refer to the 
Landscape Arhitectural plans

Passive House Certification.

100% of living and bedroom spaces will be illuminated by sunlight.
100

We are certainly exploring these options.

Triple glazed in order to achieve Passive Home standards.
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Air QualityAir QualityAir QualityAir 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 

and certified clean post construction? 
 

 

Yes 

 

No 

 

N/A 

47 Are you using any natural, non-toxic, water soluble or low-VOC [volatile organic 

compound] paints, finishes or other products? 

If so, please describe. ___________________________________________________ 

 

Yes 

 

No 

 

N/A 

48 Will the building have windows that occupants can open? 
 

Yes No N/A 

49 Will hard floor surface materials cover more than 75% of the liveable floor area? 
 

Yes No N/A 

50 Will fresh air intakes be located away from air pollution sources? 
 

Yes No N/A 

Solid Waste Solid Waste Solid Waste Solid Waste     
Reuse and recycling of material reduces the impact on our landfills, lowers transportation costs, extends the 
life-cycle of products, and reduces the amount of natural resources used to manufacture new products. 
51 Will materials be recycled during demolition of existing buildings and structures? 

If so, please describe. _______________________________________________ 

 

Yes No N/A 

52 Will materials be recycled during the construction phase? 
If so, please describe. ____________________________________________________ 

 

Yes No N/A 

53 Does your project provide enhanced waste diversion facilities i.e. on-site recycling 
for cardboard, bottles, cans and or recyclables or on-site composting? 
 

Yes No N/A 

54 For new commercial development, are you providing waste and recycling 

receptacles for customers? 

Yes No N/A 

Green MobilityGreen MobilityGreen MobilityGreen Mobility    
The intent is to encourage the use of sustainable transportation modes and walking to reduce our reliance 
on personal vehicles that burn fossil fuels which contributes to poor air quality. 
55 Is pedestrian lighting provided in the pathways through parking and landscaped 

areas and at the entrances to your building[s]? 

Yes No N/A 

 

56 For commercial developments, are pedestrians provided with a safe path[s] 

through the parking areas and across vehicles accesses? 

Yes No N/A 

 

57 Is access provided for those with assisted mobility devices? Yes No N/A 

 

58 Are accessible bike racks provided for visitors? Yes No N/A 

 

59 Are secure covered bicycle parking and dedicated lockers provided for residents 

or employees? 

Yes No N/A 

 

60 Does your development provide residents or employees with any of the following features to reduce 

personal automobile use [check all that apply]: 

�  transit passes  

�  car share memberships  

�  shared bicycles for short term use 

�  weather protected bus shelters  

�  plug-ins for electric vehicles  

Is there something unique or innovative about your projectIs there something unique or innovative about your projectIs there something unique or innovative about your projectIs there something unique or innovative about your project    that has notthat has notthat has notthat has not    

    been addrebeen addrebeen addrebeen addressed by this Checklist?ssed by this Checklist?ssed by this Checklist?ssed by this Checklist?  If so, please add extra pages to describe it.  If so, please add extra pages to describe it.  If so, please add extra pages to describe it.  If so, please add extra pages to describe it.    
 
 

Adopted January 10th, 2011 

Please refer to the HazMat Building report in the drop box.

This project will be built using advanced offsite construction systems
and techniques which will ultimately reduce waste.
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Executive Summary 

The proposed Corvette Landing project is located within the 
Township of Esquimalt. Within the Esquimalt Harbour 
neighbourhood in immediate proximity to the Naval Base 
and the Dockyards the future Corvette Landing is situated at 
the corner of Admirals Road and Naden Way. We believe 
that it is a very significant urban development site. The site 
spans the length of the block of Naden Way along a green 
space towards Constance Avenue. The proposed building is, 
in accordance with the municipal land use zoning, planned 
to be a high-density residential construction. As the plan is 
today, it will offer 83 market affordable homes consisting of 
a broad range of types and floor plans ranging from 350sf 
lBR/studios to 960sf 3BR family homes. Designed as a 
high-quality building, it will serve as an urban development 
catalyst for the community of Esquimalt. The new building 
will advance the creation of a vibrant, diverse and 
prosperous community, as a new paradigm, through its 
unique combination of affordability, livability and 
sustainability. 

The building will be a certified Passiv Haus standard, one of 
the globally leading standards for sustainability and energy 
efficiency. The project is proposed to be built using 
engineered BC produced mass-timber technology, providing 
a low carbon footprint and highly durable construction. 
Built through off-site prefabrication, utilizing the most 
modern technologies, the project will not only minimize site 
construction-related noise, and traffic, it will ultimately 
reduce construction waste while substantially reducing the 
length of the construction time itself 

The location provides exce llent connectivity to public transit 
and shopping in walkable distance. It is expected that some 
future tenants will work in close proximity, being able to 
walk to work. The site is also located on both the commuter 
and recreational bicycle pathways, facilitating biking as a 
viable alternative to automotive transport. 

Please refer to the Architects Letter to Mayor and Council 
for the detailed project rationale . 

Mix of Homes· 

Studio 
1BR 
1BR +Tech. 
2BR 
3BR 
IOIAl; 

5 
16 
15 
41 
6 
83 
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Rezoning 

For Rezoning - Corvette Landing 
ALL DIMENSIONS ARE IN SQM (unless otherwise specified) 

CORVETTE LANDING - 669 Constance Ave 
(all dimension in sqm unless otherwise noted} 

Storeys FSR AREA 
GROSS RESIDENTIAL WALKWAY 

AREA AREA 

12 102.38 119.57 17.37 

11 136.57 156.82 30.94 

10 203.92 232.44 44.41 

9 303.51 342.72 53.33 
8 437.48 490.25 82.78 

7 536.89 600.06 116.87 

6 583.52 656.08 118.73 

5 697.79 782.80 126.81 

4 722.41 808.63 127.46 

3 478.26 540.14 90.49 

(Ground} 2 456.15 516.73 63.08 

1 232.54 266.35 0.00 

Total 4,891 
,., 

5,513 872 

Parking Area and Count (sqm) 

(parking) -1 1,556 Regular 69 

(parking) -2 1,223 HC 3 

(parking) -3 1,223 Small 14 

(parking) -4 585 Total Res. 72 

Visitors 11 

Total 3,364 Grand Total 83 

Lockers and Bike ·storage 
c;c 

Unit Storage 83 
Bike Stalls 125 
Plaza Bike St< 6 

Site Area 1,936 
FSR 2.63 ---
Coverage " area 
(enclosed) 903 
Coverage 
(not 

' Including 
walkways 
and stairs)% 

:,· . 46.6% 

Walkways 
and Stairs 
Lot 
Coverage 9.6% 
Building Height (above Admirals) (m) 33.76 
Building Height (above Grade) (m) 35.94 

Vertical Circulation 
per floor 

(sqm) #of floors total 
front 27 10 271 

back 14 6 84 

Overall totai 365 

Wall Area 
full wall half wall 

total 621 311 

Sellable 
Area 
(to mid wall) 5,2Q2 

Amenity 240 

Mezzanine 960 

Above 
Ground '· 
Gross Area ·6,980 
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LEGEND 

• Single and Two-Unit Residential 

• Townhouse Residential 

Multi-Unit, Low-Rise Residential 
(up to four storeys) 

• Multi-Unit, High-Rise Residential 
(five+ storeys) 

0 Floathome Residential 

Parks and Open Space 

Trails (exisl ing and proposed) 

Transportation Corridor 

OCT 2 7 2017 
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• Industrial 

• Commercial Mixed-Use 

0 Commercial Node 

• Institutional 

DND Federal Land 

Water Area 

Municipal Boundary 

• English Inn Mixed Use 

• Esquimalt Town Square 
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CORPORATION OF IBE TOWNSHIP 
OF ES OU I MALT 

OFFICIAL COMMUNITY PLAN 

BYLAW NO. 2646 

SCHEDULE A 
LAND USE DESIGNATION 

Corporation of the Township of Esquimalt 
OFFICIAL COMMUNITY PLAN 

Schedule 82 
CYCLING ROUTES * 

(see legend below) 

Corporation of the Township of Esquimalt 
OFFICIAL COMMUNITY PLAN 

Schedule 81 
ROAD NETWORK 

Major Roads 
Residential Collector Roads 

CYCLING ROUTES * 
Commuter Only Routes 
Commuter & Recreational Routes 
Recreational Routes 
Future Commuter & Recreational Roule 
Future Recreational Route 

• Refer to the Bicycle Network Plan 2001 for 
more delailed mapping of the Bicycle Network 

Note: 
Parts of theses major roads and collector 
roads are also part of the Bicycle Network 
[see Cycling Roules map]. Cycling is a 
recognized form of transportation and is 
permitted on all municipal roads. 

"'"'" Standing Stone 
Developments Inc. 
cueyO'Byme, TrO')'Grant 
10020 10\aAvetm 
Edmonton Alt., T5J JC.2 
Elnlf\:~rot41.Q, 
tr~roup.com 
Pnone:7IO.UUSl7{Troy) 

Architect 

LWPAC 
Uni Wibon PiKIJce to ArdllttclW~ Culture 

OUwr un,, ArchltKt AIBC 

ll5lWest 4thAYef'Ue 
V~ouvirr,5C,V6R1N6,Cam1da 

Emll:oftk~"11f'C.l'lel 

Phone:604.n7.7600 

Structural ..................... ........... 
ZG!·JUWtd.tlhA
y,,.,.,,,..,,l(,'151'>JQ 
rmaa:11111~utQ 
rt-:•1to41J014ll 

Butldlng Envelope 
=.a.:::..SclotuW.. 
ll4WMhA
V-,ICYf't1tfS 
~:~di.com 
--:6o.c 1Jl t!llKUI 

Butldlng Code =.c:NffHlO 
a~Strftt,SUlletSO 
v.r-....,K vec 1n 
Er.Ill:..,,...,..~ 
lt-.:6046"+1-4' c.t lll 

Civil Engineer 
Jlldll*'"""l'ConaAiqSaWaW. --=.:'K~~wm 
c.r.at:~ ...... 
lt-.:17114' 7411 

Landscape Architect 
t..-d1'1o<t11"""41(1.C.IN. 

:;"~SU..t 
'lkl-,l.C.Yr#1RI 
&No•:~ ... 
,.._, !1SCJIMUM 

Geotechntcal Engineer 
~en-~ 
Ylctorlo,K,YltUI 
emaa: .... llrraA-on 
,.._,l~S-JU\ 

Traffic 
-·A-dtl.tt 

"""'"'~ ~41, ... 5f0f\!.trtfl 
YlcUwlo,KYr#\C.l 

~·==""'·CUl'I 
Electrlcal 
"' .,,.., 
J00.11\SMonlllttdSU..t 
Ylctor1a,K,VITSM 
-...:1io.>&1 .. 1u 
£1Nl:Ay.S~.CCW!I 

Mechanical 
::~"7 
110!»-IWalllto(lnpSctftt 
Yll"ICOlll'W,K,YKU4 
,.,.,,.,,........,..~ .. 
-=~StM 

Hot for constNCtlon 
All Dimensions to be vertfted on·slt• 

J10ctt7,l017 

11 Oct l ,2017 11,4.~·" · 
ti SfPIU,1011 IUZOMHGAPPIJU.llOll 

'l °"te 11wec1'~ 

~..-..0.~!t ..... andU... 
~ll"l! tlwu.cbttolpttlptit)loll.q'NP.-i 
-. "'A<cHttc"-f•Wlln nc. lll1d.,.......... i.. 
UMdf«Ml'o!M<~WkhiM.lhtwrftlt'ft 
<0"'6tMofthlucl>ll«l..Tllb~llnot toi.. 
llleodforantJvcdo<lt111tlllla.-d f«th.atll"PCM 
b)'V... &ldlkKt.P'ri«lO~-"'tht 
"'""'tlM<Cll"ltndMINU.,..tty•_.t.1111, 
~.~wldl....UtoklofltW'rtnf 
....... wcm.t1onJ:~....,.~ 
benifttltl"dl~and.,,.fullc-ad 
Docv-.tl;and-..loty,brt'lllheMtt--to 
U....ttentb"loftlMAr!H!.eclf«Nllflut1otl. 

ProJ«t: 

CORVETTE 
LANDING 
6'9eon.tallceAYWWlf, 
UI, HO, 6U Adll'llrals bfd. 
hqu11Nlt(K), VU, 6Nt 

~Lol OtscrlpUot\: 
P.1.0.00!57«51 

""' PINIYll'1lS6l 

A0.02 

CONTEXT MAPS 

ft.:cu:o 



8 ADMIRALS RD. - NORTH APPROACH 
ADMIRALS RD. NADEN WAY CORNER - NORTH-EAST APPROACH 

0 CONSTANCE AVE. - WEST APPROACH 
8 ADMIRALS RD. - SOUTH EAST APPROACH 

OCT 2 7 2017 
CORP. OF TOWNSHIP,_ 

<'«) _ OF ESQUIMALT ~J 

'~ ~~ ~0~MENi s<t:-<f. 

Clleri t: 

Standing Stone 

Developments Inc. 
Osey O"Byr~.TroyGrant 

10010 101 11 Avt tffl 
Ec:WiontonA1ta, nJJG2 
Efl'lllil:~obyrl'rifoop. ca, 
tr~uno-ng roup. com 

~:780.16l . B5 l7 1Troy 1 

Architect 

LWPAC 

Oll..cr t.m1, Afchite<l AJ8C 

ll 5l Wnt4th.b~nue 
Vant0U>"t'r,8C,V!>ll. Ul6,Caoad11 
Emall:ollk~wpac.oet 

Photle: 600l7.7600 

Structural 
!Q,.'{obrk.nCo'tti.ltffl1h:. 
ll<bmN.l~l}t. 
;>tll·lU~l!ll•~<' 
Vuct;,,m,6(, ~YJ_Q 

Cr\lll:m.lt~,. .. ~.<0111 
- : · 1 60'1l01'71 

Buildins Envelope 
•DH&.rldl•Jk ..... fh, 

~::~~;,.,. 
y..,..,.., ,Kvnue 
C.....~ = ~""'°'"" 
n0""<':600 11J1 1ll•U1 

Building Code 
GHl.CO!!Wl.UXfHTO 
l.oa'lde\W'Ctf 
•::itc.nr-•i.WNl, Wtt9!.0 
Yr<OP«.KV(.Ctn 
[/Mi : '°"1sJi.O 
Ph.r ... :6')'118'14'f9 l H\l1 

Civil Engineer 
1o'dlhomt7C-J1qStM<nlt4. 
lblf>v.~olcp 
S..ite ~,19«1~10'1 SUffl 

Vlttori1KWll .W 

~',"':::~-'·'""' 

Geotechnical Engineer 
~{~~~~ 
Ylcton. • ..:.vum 
{!oi1t : ~tcr11 
,,..,,. .. ,J),).•,,·l1l1 

Traffic 
:"'.,:...&~:,i.1 .. 
S..lte ll l,6"4S f ... lSttftl 
\'lrui<lo, K\Tll' l!;I 
rma11. : .tiutton~.<"" 
Fh<wlt:~S'/J.1111 

Electrical .. 
~~'%'~lldSl1ftl 
Ykuo1\,1,!lt,VST!:A.• 
A"or>c: ll0)11 6U1 
£null: J.l/ .i'ftJll.l l tl.f~.(011 

Mechanical 
;:~ 
HOO-l·• Wneltnllfts\5h,_... 
\'at><<l<M<.K, VKJ.)(4 

!:!,',l~~=~~"M-1""~.a 

Hot for construction 
All Dimensions to be verified on-site 

l 00 11,1'111 J.OOi1"~L ,..,iti~1..tL 

lf 0t1Z.?Ol7 1:-,,:::o;z.:_.11:.\..°"; 
1" s.pc 15.lo)17 1R£ZOSl>IGA.PPl..IOTIOll 

~ ll>lt l bllA<l/~"""'1 

C°"'""""~'~. Thl< d<-o. .. ••ndlM 
dr ... V!i<.,ttl'llUclu<M~!l) olla<>iW~IO"I 
Pl•U'<eh ... cl'lk ... tu<PC.tt ... r l<c . -'l< .. TC•bo 
w>t<!lotu.yW~r-,...t-\1"~..,;nen 
<0-...l oli:N01t~b<\.Tl'lil~llllO\tot'lf 
w>t<llot<CMIMllon.rcllfl.......,fOf l 'l\p.lpcle 
i., 1~•1d\!lt< l. Moll0<0'M"""'"'*"'"' ''"'• 
-ll>O..-ICW.,..!lvrnly•ll•1m1::.4\H, 
.,......,.""",dlol!,1"!1• •nd-• to!df<lt>ly 1rr1 
.... ,,..--.lct\\;11<0f1• ... 11"1dlK•f!l.lll< .... 
l>cl·~ cmlll':ldi'l..Tt ond ll"ef<Al (oM<KI 

0oo.<non11;1-.l~d·,,IN\"ttMWil••r.sto 
V..1u..,.""'<AtMJ,ttllflec11:rr~111u11cn. 

Proj«t: 

CORVETTE 
LANDING 
09 (OJllUllC• A¥tnu•, 
Ul,HO, UZAd•lrab~. 
(~k \8C),vtA6~t 

l"llillol. C>tl<l'ipllon! 
P.1.D. 000 14451 

''" PW.VIPll~l 
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O SITEPLAN 
scale 1: 150 

EXISTING BUILDING 

N 

C) 

EXISTING BUILDING 
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CORP. OF TOWNSHIP,_ 

<'«> _ OF ESQUIMALT qj 
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~Ofo>MENi s<v<f-

Cl~t: 

Standing Stone 

Developments Inc. 
Casey 0 8yrrie, T11!)1Granl 
100l0101aAveHW 
[ dmontonAll<1, 15J 3G2 
[rn&il:Cll~yrnegroup.c a, 

tr~kll'odmg,roup .com 
P~:780.261.85J7ITroyl 

Architect 

LWPAC 
l•J1iWlt1C1<1Prnt kelnAlohlle<:t11"!Cult1A"e 

Olt...crl.an11. Archite<t AJ8C 

ll5JWnt~thMenue 

Vanc(IU'Vtr,8C,V6R1H6,Canada 
CmlH: o rfic~lwpac.net 

Pllone:6<H.H7.7600 

Structural 
(Qutb!U"lc.:-.il~1W. 

-rl~'.cl)t. 
21lJ·M.IWtttllllA..,.._t 
ll1N.o,...,,1C,VSV)):Z 
lr.IOll:triult~~n>.,..(Oll> 

l'toee : •l6007l014?) 

Building Envelope 
=~',!~eb. 
JUWIU.A•T""' 
V.-.cc.M<, e<Yrrll6 
(nt.11:~.ri....,.,, 
,,..,..•:il0oll1J 1191 • U1 

Building Code 
~'oe~!l.KTSLlD 
•~car...i.sv-.w1e~ 
v~.OC\'6C1n 
EIMt : ~.u 
~=Mol~-9 [1t11 1 

Civil Engineer 
Mc~eo.....ttr.1SnY1<.nl!<I. -S<t!f500, l1'!0Ql.tl<lr•SU"t 
V..tcritKV9X ..... J 

==,~i;:;:-...... ......, ...... 

Landscape Architect =:=6'<4>(B.C.thc.. 
IJ6CORl'Gl..-.t!treel 
Vll:Uitll, O.C . 'lfHl•1 
L'lllt:lo-Oue~.u 
~ : (ls.lJJa6lH6 

Geotechnical Engtneer 
•1nJo~eunul 
llCruwA,,..,.... 
V11:tot11.&e , vaz1n 
( ... t : ~ctm 
l'hcr'•:Jlol)-4f).)IJ1 

Traffic 
~l~:11ootn 
5'.llt 41\,tOr0<1Str~l 
\'xtDrlo,K"1W IG l 
r.,..:WJ11on11tu1ttr11 .<...,, 
,._,~m-61Zl 

~~ectrlcal 
J.,s..,111 
J00.11\SllN:l.~uasuttt 

Vi<.tor1o.&e.m:u.4 
""-: l!OllH!ll 
Enull! ll/.i'fl.,.,IHU,..CC.11 

Mechanical 
:-:~ 
1101).l·IWNllmlirot>SU .... 
\'....:o.M<,&C.VKVC• 

:=,~=~~-l'~·ca 

HotforcoostrucUon 
All Otmrnsioni to be verifi ed on ·slte 

1f0ttn.1011 1~"'aw. ...... n~w. 
1! 0c11.1011 .o.ooit-; ........ ,u:: 
1]Stfl(u.w111~lOONG l.1'Pl..ICATIOH 

1-1~ 

C°"""":~rwd.11\ll~'lnlndl"" 
.st1·~1nr<11tl.l>eb((~~Mptcpt<t)'ofUr>JW~ 
"•<t \tpi'>Alt"l <•tl"' P {Ul\lllPln: , ....:iUT<>li>l' 

1Md/ot1r.tcd'.~~""t""'-'t~ '""11!M 
cc. .... tofit .. mf>bct..Tllls.,.._....kno\ IObt< 
""""lotCot1<1""'Wn!l>tll-I01r\Kp .. pcw 
i.,,tMMdlitecl.""°'to~..c:...-oftto.. 
-\1.hi:a:n\ronorW'.lYer.froll.....,::.l'n, 
d:......,.\tll'l1,d......,.l.!ld-btoldtfltll11~1 

...,onrdMIMiord;11<.,t•"'V<tdil<•l'J>""<!f.\ 
W1_·.,tt<'llJ>;,.<h..V1....iWflAl(ont11ct 

~-=:~~==.:;~.=:::sto 

Proj!'XI: 

CORVETTE 
LANDING 
6'9Cm.111rco A"'""°, 
6SJ,HO,eUAd111!11l1Aoac1. 
bqulrNk{llC), VU.tM9 

U'iilllo!On<nptlon: 
P.l.D.rot57+m 

"" 91JnVIP1l~l 
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fde : (l_ll> 

/\ 



0 SHADOW STUDY: JUNE 21, 9:00AM 

0 SHADOW STUDY: SEPT. 22 /MAR. 20, 9:00AM 

0.SHADOW STUDY: DEC. 21, 9:00AM 

NOTE: SITE AS A WHOLE IS DARKER AND 
SHADOWED AT THESE HOURS IN WINTER 

SINCE TIMES ARE VERY CLOSE TO 
SUNRISE AND SUN SET 

0 SHADOW STUDY: JUNE 21, 4:0DOPM 

8 SHADOW STUDY: SEPT. 22 / MAR. 20, 4:00PM _ 

8 SHADOW STUDY: DEC 21, 4:00PM 
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~Oli>MENi s((;.«' 

Standing Stone 

Developments Inc. 
CaseyOllyrnr, TroyCini nl 
1002010111Aw tl'IV 
EdmontonAl t1, TSJlCil 
Emili: cueyfobyrMtroup.uo, 
tto)1ik1ndmtr011P.CClm 
Phone:7S0.16U5l7 1Troy) 

Architect 

LWPAC 
l.MlfVt)tsc.'IPr.Ctlcr ln..V<h!tK tuff Cultla'r 

OHvtt t..ne, ArthllKt AJ 8C 

ll5l Weit~ihAvrnue 

V11ncouvH,8C,V6Ru.'6,0n<\da 
£mall: of(k~wp.llC.IM! I 

Pllone:604.7J7.7600 

Structural 
[ quilo"b<UnCO•'ll.il""fl'>< 

~u:~~t.tl>A.-... 
\'ar.c0<.-.6C.~Tl!O 
Crna•:l!N'.u)~~'""' 
f'->e : •1 604HG1'Jl 

Building Enve lope 

==~""*'''" l1•Wlthl-..o 
v ..... - . eicm1111 
ln'll•:"""W<"l<"'-
""°"' ' 604 1ll1111•IS• 

Building Code 
~':"nc::;:,\Kl\~TO 
4l'iG,.;WUeS1,ru1..Wtc HO 
v .. c .... e<,KYl( l TI 
~1:-,ti1 .u 
PhoN: : 604Wt .... J(rt!1l 

Civil Engi neer 
""'~, ...... 1 .. S.Mce.U6. 
l<l!llo~t>.riop 
SuH500, lHO~Su..ot 
Y<1anaKVU4IJ 

==.~10:-··-

Traffic 
5<.<'illlAll«\.Ol .. 
~t..uon 
Sutto '11,6'15r0ttS:• .. t 

E~·~~~.; .... «Wft 

Electrii:a l 

"' -:.~~IW.>!"..,dSuttt 
=i::~;'!~z';' 
r->l:Jor.SOoJ.i.t...wnl' ·'""" 

Not for construction 
All Dime nsions to be verified on·site 

COC>)-ntbt •...,..'t<I. Th~d<-<llf'l&ndll>t 

:-.. ~·:~~\:;~"~.:-;:.o~;!.;!': 
..-lfot""10:1'1o<PJl"-""""'°"'""'...m'"" 
'°"'""'tofl.ht•cl>ltff:..Thl<<.,."""'1*'"°''°~ 
..-lfot""'"""""'IMl:"_f .. IN.<:UP<M 
bj•U>tormit..n. -<o.:owr_.,-..,.c/tM 
-..,.,.,.....,Kl.,,,,.~11......,,,.u...-1n. 

,,.......,.'"°"'·°""""-l••& loicfntlfr""'f 
"""'' '...s ............ : ............ _m.tt.~ 
~1 ........ 1illi~ .... "1v'6th<l\C!CotllrlCI 
~U; arod-:•fl.".t><'<>t ....... 11•'"10 
l/ltotu<•llcnoft'WAt<l'<IMrotd.m>;otl:I"\. 

ProJe<t: 

CORVETTE 
LANDING 
H tCOl\tl4M•A"1'111M, 
Ul,HO,UlAdnilrabll.tM, 
~l\llC).VU6Ht 

l t1il l01°""1?lk>ll: 
P.1 .0 . 00olS14'1S I ,., 
f WVIP!l)6) 
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0 STUDIO HOME TYPE 
scale 1:100 

L/ D 

0 1 BR HOME TYPE 
scale 1:HJO 

1_D 
101 
555 ft' 
51.56 m' 

s 

A 
~1Wlll--...-J.'l.~~)1lm..,._ 

A 

\-- t.=:!:::::!::~=:::!.J 

I A I I 
~~1-m t~rnlJ'fJ~A~ 

_)..18l~8lm).._ 

8 1 BR +TECH HOME TYPE 
scale 1:100 
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I 
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LID 

cm 

L _______________________ _ 

8 2 BR HOME TYPE 
scale 1:100 

-------rt!l4~~----

-~tWPJ~----

_J.w~L 

0 3 BR HOME TYPE 
scale 1:100 

~ Storage Kitchen 

c::J Bathroom C==:J Bridge 

S - Storage 
K - Kitchen 
D - Dining 
L · Living 

' 

_J 

B - Bathroom 
BR - Bedroom 
W - Workspace 
WD - Washer Dryer 

A Entrance 
!BR+ T = 1 Bedroom+ Technology Space 
I BR ( +) = Larger than average 

{-) = Smaller than average 
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Cllf\'11: 

Standing Stone 

Developments Inc. 
Ca1evOBrrne, T1oyGrant 
IOOZ0 1011Avttffl 
[Omonton All-', T5J JG2 
l'.mllll:ca~obyrniejroup.ca, 

u(l'flQ.ndmg1oup.com 
l'tlont:7B0.16U5l7 1Trcy) 

Architect 

LWPAC 

Ollvt1Lln11,A1chlte< t A!BC 

ll5lW~t4thAvemM!' 

Vanc:Ol.Nff, SC, V6R 1N6, Canad~ 
Emi\I: offlc~wp.1c . oet 

f>tlc:Wle:604.7l7.7600 

Structural 
[Ql(~C:nl.tt0.1 1r< 
---'.(rjl< 
XIH&IWetl l:tlA'1"L• 
Vuo.M<,&C . ~l.Q 
fl'\lll; ~Mdo.("'11 

- =· 1 60t1l0 14ll 

Building Code 
~=~IJffSUO 
4)11(.nr>1J t!.uNl ,Sif.119loO 
Yr<Wt1'<, 6CV6Cln 

~!!.:,=~(•!111 

Civil Engineer 
~toidthlSftvknltd . ..,.,.,, ... 
~:::.:c)=~od<·~"" 
==,.~~~.<0'1! 

Landscape Architect 
'.i:!:':.::!'""'-911.C. 1l'IC.. 
U•<or,,..,,..,.1i11 ... 1 

~·.!;..:.u 
Ftmr : 1no1mn» 

Geotechnical Engineer 
~:'t.~ 
YcUlf\f,l:,YU IS) 
t ... ~ : nullii<yr.k«rn 
~: l»- tr.t·JIJI 

Electrical .. 
::.~~~~O!tlft( 
YcUlf\f. k.Vff~ 
...-.)!O lll·•UI 
ttn•~: J •1 . s~-·'"" 

Mechanical 

=~ llCO·Hw.-.ttt.ntq,!.ll.,.I 
v-~.IC, Vf,(21• 
( .... ~: u.lo\ht14'0.Vf"1'4'.CO 

flow : 604·6&H'nS 

Hot for construction 
A.II Dtmemlons to be verified on ·site 

l j O< ll1,1~17 "°°"0Ki.1N.\1t ~v.t. 

11 0<1 1. 1011 o\DOlf /IU.lllWJ. 

1 l s..ptis.10111;inosNG.t.P~T10N 

•1 c.1• I""""'~ 

~..,,.nc<l. Jl'.h~fftondlhc 
Or f"...vi.t<ftt tht~o<lu<Mptq:>totyoflo."'i"'i<O• 
Po..:tu "1 ""<H<r<' .... uu .... w.oA"luT011lO' 
IMdloitnf«tffp.:r-witlloul ~•·""un 
, .....,.,t oflllfmt.lcKt..lN\dr ..... "'1b<>Ot lO i.. 
1M<11 roi coMtN:tlon cnt~bwtdl01l'>lll'-'P"t 
b/Vlf"thJlt<.l ....... IO<O'll<fft'l<tmt<>lof~ 
........ tlle<011lloctorlhl\IVftlfy.Ul:tSM(ll\rl, 
d-""'>on1.d•n.m t odlrttlltok!tft1if1u1 
......... .,on..1crc1; 0« ........ ,.,dliu~ .... 
be\"'""t11"4'~ c ond~c fiA C....u6<t 
~<IU;o."<1-io«lf,b<ql.hrVil.....,to 
Vlo ou ... 11Cntl U.t1.>d'll1«tl11<<1-IW•uUon. 

Proj«t : 

CORVETTE 
LANDING 
U9CCIO'IWlC•A ... riu.. 
Ul,U0, '61Adm!t~l,Aold. 
£..qlllmllt(K) , V9AINt 

lfilll«DHcfiption: 
P. l.0.004SN~S I 

"'" PllnVIP l l:l6l 

A1 .00 
TYPICAL HOME 
TYPES 

Dt\c : S.ptll,1011 
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P4 PARKING FLOOR PLAN 
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aJ6c.cnnotwll SU"'
Yktor1o,l.C.VfWUU 
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I OdV,10!7 w.=:: : 

!Octl,2'011 

t Stl"tS,l:Ol7jUIOl«HCiAPPUCATIOff 

I.....,,~ 

~fftl<Wd.Thil .... lfldlht 
~--thepdustwprope<tyol"IM>J\ltbon 
Pntt!att<iMHlKtlnO.tb.nh:. Ol\dQrnlllM 
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t 00101011 A~ HW 
EdmorltonAlt.11,nJlG2 
E~il : c.a~obyrnqroup.u , 
u~roup.com 

Phoot:780.26l.85l7tTroyl 

Architect 

LWPAC 
Li"51 WiMJn Pr.KUU In A/(h llKU.e Cull,.., 

Ol11"erLM11,Ardllte<:lAllK 

))5}West ~lhAVUIVi! 
Vancov.tr, !lC,V6RlH6,Caoada 
Email: offic~wp.ac . ntt 

Phor.e:60-l.H7.7600 

Structural 
EQl:tob<t.r1Ccr11.tl!ftth: 
-.rt.U<IJ\ 
ll)J.J.SIWN l tll • ...._, 
Yooco-. IC.V1l'JJCI 
Er.llll:..,..ic:r~<
Ft ..... : •ll0'1)01-0J 

Building Envelope 
A;:lfl~k'oP<>ctl'C" . 
;i.;...tt Ptlot>t1' 
!lH'lttl\j\·t1•.,. 
v-..,.,.... KV1Y11n 

~:=,~~~·~ 

Building Code 
Glfl.CO!dl.UU!T1LTO 
~>11.S.'ioW;o< 
t)ll Gir'otltSUHl,W•t<r.iO 
.,..,......,,...., &evKrn 
fn'iji1 :~.(l 
l'ht.-. : 61)o1"9-£1t1ll 

Civil Engineer 
~CO'\l;A1"1f;Str<k,..Ud . 

IUC..'1r.Oua"'9 
wi.~. IJl60QuWtSUttl 

~iori11C'f'111"'"1 
l<r••=~....._,.(O"n 
,,.,..,1111 .. 1•11 

Landscape Architect 
~dllo'lhGr""'ll.C. 1lcc. _..._ 
lll.Co'O"Of ... l IV"I 
'6:t<:da . l .C. VM1~1 
I.tr•• =~'"·" 
,,...,. , (IJ.)IJ.861116 

Geotechnlcal Engineer .,.,..c-c.unu1 
l!Ciu;oJi\ffllt 
Yl\'.<oN, t.::, l'U IH 
(/no( ; ~t<tl\ 
""°"'~;Jlol).41!> · Jlll 

Traffic 
::!.,&~:_1"u 
S..item.Ml l ot\Sttttt 
\\<toi>, ~'fl'll' I C.l 
[r.>all : lllu;ion J bl.wltf<'(.(Dl1' 
Ftlon.o:~HHlll 

Electrical 

"' J>Yi""1> 
J(O.lllS~lr~lttftt 

Yit!<rll, IC , Vll'~ 
F't«loP: llo0llll111 
Eln.d: hf. ~~ ....... (O'll 

Mechanical 

=~ 1100-l ·l w..tKnr: l""ltr ... t 
Vont0Mi<.9C,Y6C1.U 
itnoM:,t'>'IM/\H~· ...... ~·U. 

'"""' ' !04-6'4•»'15 

Hot for construct ion 
All Dimensions to be verified on ·slte 

JT0c1l7.Z017 l~~t0u.L1AATlPf~l· 
iTOctl,lOt1 '·-1~".'IAAUR'" 
\fs.pr. n,NH l~IOIQ'ol(',UPUOllOtl 

1 11.lUdl~l>lo'> 

Pro}e<t: 
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~lmllt!&Cl, V9A 6H9 

lll'~aoi tot Dl1<r!ptlo!\: 
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s';~nding Stone 
Developments Inc. 
ea~y06)'fne, T1oyG~nt 

10020 1011 AvetiW 
( dmtwltooAlta, l 5JJG2 
Cmail:ca~obyr""ifoup.o, 
troySkaodmiroup.com 
Pllone: 7S0.2U.85l7(Troyl 

Architect 

LWPAC 
LanriWilicnl'rlltltelnMtMtecl l#l' Cult,,.l' 

OtMrlant. Ard1ltec:t A!6C 

lJHWnt4th.benue 
vaoc011>w,BC,V61l1Hb,Canada 
EsNil: c fflc~wpac.net 
P/\olle:6CM.737,7600 

Structural 
[qutlb!U-. Ccmo..{l .... lro: 
~ll.l~CJ'j\ 
Mz.JU- 1'1>,\.-.<U 

2:~~~1dL'~ 
Building Envelope 
lnHl<il,..,1~·"· -)UWttl>A>t'O .. 
y.,..,.,...,., K~Y1115 

EIN'l:""*"~Cuom 
~: 604.,lllll•n' 

Building Code 
(itt!. ((MU.f/JolTSUO 

~«'"''''"' •::t9Gfr•li.$c.1Nl.S<t'tf"'° 
v..-,KvK1n 

~:::;;21:·:..Mm 

Civil Engineer 
#ldt.WMJ~l_,ScNknl!d 

-~ .. "'\t'~,llltOQ.ll<i'• illffl 
Y.<toti1 KV1l1 4AI 
(lr.al:,.,,.,~r."fl/\ar,,.,.<...,, 

~:nn .. uu 

Landscape Architect 
L ........ d llo'lhGl°"'(B.( .11;,c. 
W....!'• tlow 
11•c ......... uitSUtet 
Vlnall . 8.C.Vl'Wal 
l.or.a~:~.,.,..u 

""""' ' (l~)JJ.Mlll.'i 

Geotechnfcal Engineer 
lf ... '-10<.l'w>lcal 
HC.<m A·"""" 
Vl<torll, K , 'l'U1U 
Cm.Ii : ~""" 
l'n<lr..,:111>·41')-)1)1 

Traffic 
lunt &..b-lottl 
~."t.Oll~IO"I 
s..1.rm. e-iironsuttt 
\ 'laoria , KVIWl(;I 
[,,...., ,1:cmon1t..ntMS.<un 
fllorw : ~S9HUI 

Electrical 
~ 

b1 S'tlth 
JC0.1111Mans/1&14S11Ht 
Yl<<""°.l!C .YSTSl.4 
Phonr: JSO)l1 ·6 U1 
[nun:J.-, .S...,..HW""i<-<«"" 

Mechanical 

=~ 
1100-H W!'>ltl.Mlfll'$1•~ 
Vanc,,.,....,&C.V!iC Zll+ 
lJr.all : ~Mtuftt~.....,.....,.CI 

fl'lone : ~·Y.H'15 

Not rorconstructlon 
All Dimensions to be verified on·slte 

11 0<111,J011 &OOCTOl.ll ,...,T Rl.ll 

z1 0<11.N11 IOHA /AA( 

1 1 ~n.z<)IJ JJ1E ZOS1>1GA!';oucAnot1 

J""""'/~ 

Proj~I : 

CORVETTE 
LANDING 
669 ( 0Nt&neeA........,., 
6'f,6&0, 6UAdtalr&l1 Road . 
hquWk(K),Vt.\6!t9 

l fial l!KDfienp\!on: 
l>.1.0.0045744,1 
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Standing Stone 
Developments lnc. 
Ca!.f'Y 06.,.mt" . TrOY Gral'll 

1001010\a AvetrN 
[ dmOl"lCWIAlt1, TSJlGl 
(ITlai\:Cb~r~fOUP·c:ll• 
u~k6ndfnil(a!P,(om 
f'ho!lt: 780.?&l.!!Jl71Troyl 

Architect 

LWPAC 

1 

h"'iyR.~ P1 M.tkl'in,l.rc.hl\0!<U.U Cull,,..I' 

01.IYCtl¥li•Arclllt~tAL8C 

}l!ll~l~tl\ArtnUI! 
Va~oo.Jit:r,&.,VbRltl6.Cari.ada 
(rnlit:omc~"'pK·net 
pr,ont:~-1}7.7600 

Building Envelope 
llll...,*'l!o< ...... ~K
Jll<".lt P~-.ol>tft 
1uw111>"'
y--..~.K 'i\Y l~ 
(loo>i:~'""IP'I ,:.ore' .cotll) 11&1 . 1~1 

Bulldinll Code 
~=~""mto 
+1'Gnr.>111su-.w.1t m 
vrrc-·K\1'l1n 
{1Ni : -2tf!l.U _ _.. , ~fl!Jt-..4'1l•\IU 

Civil En111neer 
lld\hl<"fl<f(tr&J.t ..... ~Ud. 

'"'~w..,!iOO, )*Q.iP-• W .. I 

I 

v...t<NICWX"'-1 
(trd:~~1-<""' 
~ : mJ .. H l f 

Landscape Architect 
....,-.bo<df(o'\116'_, • . <...ll"'_,_ 
,~,_..,.....,,,S<r"' 

Vl<ll<rlf·'·'·"'*''' ,,,.,,.t:~·u 
,...,.e : (l!ol)JM11}6 

Geotechnlcal Engineer 
...... c..«11(.. ...... 
U c.tt>M: ,1.>'Cf'UO 
YktoN,te,YII1Sl 
c ..... 1:~ ..... 
,..,,...,1\34'~· )1 11 

Traffic 
~=~U> 
~~~ d1 .l'll rottSU«' 
\~, K~llil 
(,...iloltlU\IOl'l1tllrll ..... UJICI 

Alo'lt ' 8"1-61U 

~\ectrica\ 
,.,h.~ 
J»lllSllW"""''\uftt 
'ktCl"ll,9C,'t'!l~ 
R'(at: l'!IOlll ·ml 
(l:\&J:l~f.S...,,.MW•·'""' 

Hot for con~trucUon 
All Dimensions to be verified on-site 

l\ Ott 11, N\1 ;-:ft-·" """ttl\W. 

~1\ :::~::J!ti~;:~·. 
\......ii~ 

66'CoMtMICfA.....,.• 
i.sa , 6'0.ut.ld"'lr •k~cl . 
~lti&CJ,V'Al>lt9 
L~ll~Ol'!Crlf'tion'. 
~~-~S1401 
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5;~nding Stone 

Developments Inc. 
C.~08yrr.e,TroyGrant 

10010\0laAveNW 
£Omooton A\lll, T5J 3G2 
Cm&l1:0.~~roup.c11, 
tr~kvidmg1oup.com 

Phone: 780.26USl7 (Troyl 

Architect 

LWPAC 
Lll'ljWillO"l Practkein Al(hhfl:lure Culture 

ouveru.oa.A.rchltectAIBC 

lJSJW~t~thA\'en.ue 

Vancev><ff, 6C,VlRIN6,Canada 
Ema ll:offlc~wpac.nd 

PhoM: 604.137.7600 

Structural 
Cc;iult>tV>Cai.wlr>sk 
llrbl<'IN.f'.UJ\ 
?CMU~ .. .b l ....,.., 
Vvco.M<.BC.V!Yl.<l 
(no~ :ITl\ll!~~~Mlt.<<n 
P1- : · 1 6Cjjl')Q 1(ll 

Building Envelope 
lll!l&ol'i""'<;dottrn: . 

~;::':"_,,, 
y..,....,... , K~YIM5 

[JM'l:~d ... totn 
r:o-.t:'°'411l 11 l l•U! 

Building Code 
(oltl CCtlSUlT.uITSLTO 
kJndt'M.•I<< 
f.J9c.r..-.1i.su ... 1. w1t'50 
Yl/N,onr:<, K't'K ITJ 

~~::::~-~ (d Ill 

Civil Engineer 
~,c...u1qS.:rrical.ld. 

~-..Wtf500, l* QJ>dr•St•Ht 
Y~lOrllecvax w 

err..•i~~~-·
l't>,..,. : 1117 .. 7'17 

Landscape Architect 
1..cwrb¥dMaolhGr"4!!l.C.1h c. 
JMNtmi.. .. 
l>t(Ol'INlflll\SU.t 
Yl<l<rlt.9.C.Y'!-Nlll 
lln.lt:~---t• '"'°"" : ( flOjj.gliJ)lll 

Geotechnfcal Engineer 
•1M U.OC~ 
11~ . ... ....... 
Yl<torilo, l.C,YU ISI 
C-'l : fllllllortr>..um 
"""•: J!O fr.t-l UI 

Traffic 
"'-"'tflA!)O(lt!H 

-M~ 
~b~ll.f>OrO'l5uftt 
\'lctorlf, KYIWIGl 
[ moil: ltloll\Oft)bi.ntfq.<Clll'I 
"- ' M~92-61l? 

Electrical .. 
htS'ftlh 
XC-11 1S M..-a1'.ordllfMt 
'o'ktlVll, 8C.Y!T~4 

- . l 50·>11 ·•1ZI 
f1111 W: J1y. S!l>J~IMW<9'· to.11 

Mechanical 

=~ 11 00-.. I WntKalol.inl>St•"" 
V__,,1£, VKZlH 
t1n1•: lM~°""'-tr1>.4>-U 
"'- : eGC·M-4·'.flU 

HotfOf"conrtructloo 
All Dimensions to be verified on-site 

~ Oc1l1.Wl1 "°°''~LIM l(RL.tL 
Jj Oc lJ , 2011 .o.ooflllJH.OLlol.ITl RIAL 

l j St9f. 1~. ZOl1!11:f.JOOl'iG1'~llOH 

•1 c110 jb>oA'd'~-

Proj('Ct: 

CORVETTE 
LANDING 
U9Con1t.n<• A.,,__, 
Ul,660, UZMm!H lllt!Ncl. 
~11(8C), V9At.H9 

l1iallol0Hc1tpllon: 
P. l.0.004S70 S\ 
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Cllefll: 

Standing Stone 
Developments Inc. 
ca~08yme,TrO'fGrant 

10020101a AvetfW 
£dmon ton Alta, TSJ 3G2 
Cmall:ca~'(f<lt:lyr~roup.ca, 
mr,4Undmg1cup.com 
Pllorw:780.Z6J.8H7 1Troy) 

Architect 

LWPAC 

Olt.<erlMli,ArCllitectAIBC 

)J)JWt-U4thAvenue 
V~rw;OU'>Tf, BC, V6R 1H6, Canada 
Emll l l:oflk~wpac . net 
Phonf: 600)7.7600 

Structural 
ti;uttort.nC<r.iUt'"'rtnc 
P.obt<lltlll(.Qt. 
roHUWN.l:lla ...... , 
VUl«>.M<,K,~YJ.<J 

rrwl:"""'~~·.((W'n 
,.._ : •161>'0011)] 

Building Envelope 
lDHB.11cl.r>i~~k . 

~~:.~-
v .... - . KVU\1'& 
t....1 : -...mrrd!l. mm 
~: «M1111 111, n1 

Building Code 
<iHLC~TA!ll'SlT O 
l.!lfldt'l'Mttr 
+l'llG<r"Vli.- SUH<.ktl•~ 
.,..,....,,,..,6CV6C1n 
c. .... ~ : -1JN.<• 
Pto:~., : 604Mt-£o!1l1 

Civil Engineer 
~(O"llJ.l~StM< ... ltd. 
H.JV-IN• lo!> 
l.uiteldl, l~Ql:oOr1S11ttt 
Y'.<tori.tlKVSX'loll 
c.r ... , ...,...lop,fr.w::~.<""' 

,~ : Tll7"6 7•11 

Landscape Architect 
==~(l.(.lhc. 

UllCOl"'°'Ul<SUHt 
'f""'l<lN, &.C.WN1R1 
ur .. 1:-C4Ww.u 
f'h>re : Cl~)JM ll V.. 

Geotechn1cal Engineer 
l td c.to!t<Mluol 
ll(low,o.-... 
.....,1-. K , Y!l l ~l 

C.... "l : ~com 
P:>:r-t : UO· l ~llll 

Electrical 
"' :.~~rs ~it6 lll«t 
Vlt'°"".!IC,Vl!T~4 
Ft-l!oDlll ·in1 
E11u l : l•1.1...., ...... .,...c...., 

Mechanical .... ~ 
O'.of! IM1 
11PH· l~lu...tlftt> !.llHI 

=::~:.-.a 

Not for construction 
All Dimensions to be verified on-site 

>I Oe1l7, l0!7 .:;JW.LNATU<' "' 

IJOtt2. l1llJ ADOITKmllll\AllR'., 

t l S<JOC 1$, 2017ptuO>.a..ic:;Al'PL.IUll(ltl 

'le.'' l"'"""' ' ~1r.1cn 

(op,orlctl~tn< ........ Tt.i> cbli<l llldll\t 
"'• '~11'1£' M• lM n<MM ~ o1 i.M'1t w.....,, 
p,.._,h ~1 .. <hlt..:l~<•Cul•"' •ln< . ...;l••......,. bo 
uwdf0<1Jr1<:!Mr p.r"°"'wltlloilllk"'(tttn 
-tolll.e11<~1ltct.Tllb .,,_."1l<ft0tlobe 
~ f0<UMlt\JCl\Glr'l<.nlll l<l<W<lfot1Wp~ 

lltltwa""li<L l'rlDf lOCO~n<m>trltol ll"-t 
-~Uwc0<1tnctorlhaU ytfjfy ol.l 11S~lc"I , 
d"""'llQl"d,d.....,.1<>Cl'"""toldc<1l!f1•"'f 
f'<l0<1M'<lorl<.•lc>rlO;l\r.ffLl'~IJ'1dk<l~ln 
bet'""'1t/lll ... 1.,Y.t.ondll"ofo.Cl ( otl(IKI 
D:x1.-..u; rd~11U1·1. b<lnl VWW llt<r•to 
tlw1U..,lloltd<11t AICN!tc1fllfdarlOC.O\IOfl. 

ProjKI; 

CORVETTE 
LANDING 
66'(~\Wl(e AWllUe, 

6 '8 , ,60,661 Ad"'lr1ls~ . 
bqu\"Nll (8q, V9A6N9 

lpttlLOl:Oe1crtptlol\; 
P.l.0. 004~7445 1 
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Clltf'lt: 

Standing Stone 

Developments Inc. 
C.i.ey08yu-.e, Troy Grant 
IOOl0 101aA\-eNW 
Cdmonton Alta, UJ lGl 
Comll: ca~oby~101.1p.c11, 
trO'~k•ndmgroup.com 

PlloM:780. Z6l.85J7(lroy) 

Architect 

LWPAC 

Otiwrl."'1i,Archlte<tAIBC 

llSJWntclthAwnut 
VancOIJ'>'«,6C,V6Rlt-16,Can.ada 
Ema il: offlc~wpac.M't 

Pl'!OM: 604.737.7600 

Structural 
(Q!.:l~Cor1a:lt~r n: 
-lil:Cry\ 
1CM&&wr.lllhl~ 
VU>CfM'fl.IC. ~Yl.<2 
(f'Ull: rr:\lll<l)'t<St<p~<cm 
,.._ , ,,61)j7:)) 1()1 

Building Envelope 
•)H&.IW"f~rn. 

~:~~ ... 
Vn...,....., IKV1T1~ 

w·1 : ~6!1.com 
~;lo041fl1111•U1 

Building Code 
~!,~~!....muo 
o&""ti.s.n.1.W:te~ 
Yl!l'(01.M<,K VK1Tl 
[IM~ : ~.ca 
Pl..:nt ; 60IM'l~bllll 

Civil Engineer 
llo:f~Co-6.Jl~S.Mcnl!cl. 
IUl..-~lop 
su, .. D.Hf~QJ..,.aSU"I 
Y-.;IONKVa:l«J 
1 ..... ,..,,..l<lpil"IC~-"'"' 
Pr.:nt: 111 7<6 7417 

Landscape Architect 
t.cm..rdM<>'\tlG<"-"(l.C.1loc. 
__ ... 
IU(ot~llltl.UNI 
Vkurlo. l .C.YSW1l1 

!JN•=-"*'---·'' ,_ : (lloOJJ.16))16 

Geotechnlcal Engineer 
~~tt~A=-
~l-.&C,Vll1Sl 

[nwo~ : ~tcrl'I 
-:UO·O~·J IJI 

Traffic 
=.,&:::;,YU• 
!ll.~t4ll.l·OrO"l5UNl 
\~. K\TN1G1 

~'*~'""~·""" fllot>t : ~WH!l? 

Electrical 
~ 

''"""' J00.1'U~d!trm 

Vkuirl.o.!IC, Y!l~• 
Pl'-: lSOlll ·llll 
tmt~: 111.s~,...<0111 

Mechanical 
~;:,,~ 
1100·1·1~Hmllnf1Stl.,.I 
v......,.,....,IC.VKZX• 
tNn : ~t~~ 

"""'"'- : lOUM·mS 

Hot for construction 
Alt Dimensions to M verified on-site 

l l ()(tl7, l0!7 AOOnll+l.OllAAflRW. 

11 ()(11.1011 11.DOilJ)tUIO.llRIAl 

1 1 ~U.1'>11[111'10Sl'IGUPUCATIOtl 

•Jom !""""''~ 

C"""""'\rn<r.-ed. Thi.dcs!toandtt.., 
d< 1·~111p •1IM11CW!~ p<Cllfft}' ol Un1WU<>1 
Puot1ut!N< Ml••;t..,1(u(l"'•lot • .ondc1......,1.,.. 
_,,itot£11Y<d'>t<~wk-1t ........ 11£ft 
c..--.tollt•lrtt.l«t.Tl'llldr...,"11:lllO\tot.. 
......:itot<on!.tn.o<lU.1Alllnutdlotl">IP...-~ 
J>t!M1r<Ml.« l .Prlor tO(O'M'entC!M<ltof U'C 
-~lllC<ontroctotW:L wrtlyoll.....,.~it1, 
d ,.,.,.,.!cnl,dat~l!ldir<lhlOl6f<>l11fo'I 
""'"-"""''b".t;11<1'fl"n~d!l(f~lo-< 
bct"""th:s'"'°lr t ..-.llnflAl(otKlln 
DonanenU:o....i~·t."""ll..w il.flui. 
tM Ol!ffltlcwld U'C_,<N\Kl I"' cto.rll1<0\lor!. 

Proj«t: 

CORVETTE 
LANDING 
"'Conn.anc•AWnut, 
Ul, U0, 661Ad"'1t1l1 Rold . 
[ .qWr.i l(llC), VU 6Nt 

~l.Otl>H<rlptlon: 

P.1.0.000744~1 

·~ · Plan~Pll~J 

A 1.11 
L7 FLOOR PLANS 

01t< :St1>1 1S.l011 

l--~.--6 
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OCT 2 7 2017 
,..... CORP. OF TOWNSHIP 
'"'«") _OF ESQUIMALT <t' 
\.~ ~~ 

r0 
&~ 
;;,;C! 

O,.t>MENI s(;;,.«' 

\ 
\ 

\ 
\ 

\ 
\ 
\ 

Cllenl: 

Standing Stone 

Developments Inc. 
Ca~08yrne,TroyGr11nt 

\0020101• A,·etNI 
[dmol'ltonAlt1,0JJG2 
Emait:ca~obyr~roop .u, 
trO'Jli~IOOp.com 

Phone:780.26J.8SJ7tTroyl 

Architect 

LWPAC 
t..ngWMar1 Pr1UkelnAlchlt«l 111 l'(ult,_.e 

OUl'trlant.Arthtte<tAIBC 

ll5)Wr1t~h .btnue 

Vancouvt'l",8C,V6R 1H6, C.anada. 
Ernall:olflc~,.;pac.nel 

Phone:600l1.7600 

Building Envelope 
:::upi:..:..k1-•h:. 
JUW l lllJ.••OJI 
'fn:..,... , K~llll5 
C,,.. ·\;~ol-'\.CMI 
, ,...,,.. : 144 Il l 1111 • Z~I 

Civil Engineer 
llLf"'"'"CvW.tt>tStMt ... ud . ...,., ..... 
~u !IC»,lil!iOQi.~•l•rtt< 
Yl<.torlaKV&X «l 
(oNt:""'""IClll'i'""illNMrf·'""" 
rto:r>t: n•1 .. n 11 

Landscape Architect 
t.orbfldlb"llllil.._.,!1.C. 11 -.c.. 
~l'artlo"' 
•J6C<n'Of.,,t!lfNI 
V'i<ttria, l .C . ~m 

(INt:"""""'""'"""·'' 
"-" ' (l~IMt.lU~ 

Geotechnical Engineer .,.,,.GPO!..,,... 
ll(l~><e~-crur 

Y1<1G11-• .-.vum 
=:=~~~:;-le; 

Traffic 
lutltfi.w«Llln 
~M<o' 
~1te•l l ,t-1,fO<t5Uftl 
\'lctor'll, kVIWU;J 
EJ'Mll:lbul.IOl!ltiu'll""l-«m 
Phon!:~'9HU! 

Electrical 
~ 

Jov!>"tll 
JCI0-111,~dillftl 

=j=J.~~14 
Dn1R:J1v.S.,.,.IMWV.unt 

Mechanical 
~::" 
l lOO-MWNll.nl ..... StJf~ 
Vot1C01M1,IC,V!Cl)I • 
(mlll:~M-•a"~ro..c>.CI 

'""'- : l:OHU·Wl5 

Hot for construction 
All Dtmenstons to be verified on·site 

W.lR'" 

-1!0c11.1C11 1.001 ·W·· .. mu.1. 
1l !rpl 1S.ZOU J,O,UO'>!°"".IJ'i'l.IC..l.TION 

j t.......:l/Re>~ 

COl¥!cll!n:terw'Cl. Thhdff!1.•and ll>e 

:~~=~~':,~~::~:.~:::.,.i>o;. 
~lot..:y<>lhe•~'-1!/'0Jt!Mwr"ltun 
<o._..1d1t .. vU1iuct.lllhdr..,.."11SllO\tobt 
"'"""'"''°""!Mt\;YIU'"Cllw.....11«1"\I\~ 
btlMv<llb<1.Mor 10...-..nc:..-iiot1t.r 
,,.,..,.tl>e<"'111"Kto'>lll!l...,f)'oll1<1>mf.llil"1, 
d',.,..,,">r$,dll-•M<l~s!o16f<U<f/•"f 
f(T<:n...-.lcmh•D'll;"1<ftlO!n("fdl\crll'f:l..c\n 
bet<'ttnlh'ldrwt"1 ondlt., l'-'l Conttttl 

~=~~;:~~;~:::'to 

Proj«t: 

CORVETTE 
LANDING 
&l.9Conu.anaA.,.._, 
6U ,HO,Ut.t.dmh11Rold. 
(lQU~ll(llC), V9A'1~t 

l~l.ol.Cle1<tlptlon: 

P.1.0. 004S144~ 1 

'"" PlanVIPllS6J 

A1 .13 
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OCT 2 7 2017 
.A CORP. OF TOWNSHIP 
't<) _ OF ESQUIMALT ~ 
\_~ N~ 

Ofi>MENT S1Y:..'(' 

\ 
\ 
i, 

\ 
\ 
\ 
\ 
\ 

\ 
\ 
\ 
\ 

. _ _j 

Clltnl: 

Standing Stone 

Developments Inc. 
Casey06yrne, Troy-Grtint 
10020101aAve rrw 
£0-rlon!O!IA!la, T5JJG2 
Cmai!:cal<t)'¢obyr""1roup.ca, 
trO'f(ilc.lindmg:roup.com 
Phone:7l!0.26l.8537(Troy) 

Architect 

LWPAC 

Olt..e11.Mi.Archi lt< l AJBC 

H5J Wnt4lhA,-enue 
Vancou11er,8C,V6R1H6,Canada 
£mall: olflc~wpac..net 

l'tlooe:6CM.1l7.7600 

Structural 
w.un .... Ccr<•·Ultttln: 

=~tllA'o'f<U 
Vl/l«l'...m,K,V)'t),Q 

~:·Nla~.«m 
Pt..e : •l60"1JOl• U 

Building Envelope 
=~~k'o!nct'h. 

U4Wfell°"""' 
y...,~, &CVUll!li 

=~,:~~':'";~ 

Building Code 
~'.i.~~.IJITTlltl 
QCor¥>•~Sltftt.W.<t9W 
V""'°"""', K V6tHl 
tn11t : "'"'1"'11.<t 
~:60tl>S'l4"'9!t11ll 

Civil Engineer 
M:fl.........,(-.Jt~~"lld. 

-~ .. 
S..te~,l~Q.JoOr• SUffl 
V<l(i<UIC:Vl:UIJ 

=.=,~~~ ...... 
Landscape Architect 
=::~:::(8.C. 11~ 

~·~=~-<1 
~: (llo:llW.JJJ6 

Trafftc 
111.ouliA»<>tiltu 
-.MtO"I 
S..IU •!l,MlfonSUHt 
\'iruri> , KVIWl~l 

===~·~~~ ..... °'"' 
Electrical ., 
~~;:;"Mar..,...,osu
~~j:)~;:i4 
lmlll:H·r. ~._~..._.'i'. «>11 

Mechanical 
~~ 
l!OO·HW.-..H.o>l lne> W ... t 
V~.k.Vt.cllC• 

=.=,:~~u 

Hotfor constructk>o 
All Dimensions to be verified on·stte 

l ( 0:1U,l01J AOOITl(JtU.llAAllfUl.l 

zl ();:!l, l'OIJ IAAT~A ... 
1l s.i>1 1s.z.:x1 l1tuosi~...,;uu.t1011 

•lout 1 11.......i1 F~bb• 

C<vt'flttlt~. 1lli>6t-llt•11\dl~ 
dro~11tll11UCl<nlwprcptrtyofU"1W~<01 

••-=11o: .. ., .. ,111, ... 1 ..... ' """• ~"'- w ... .....i 1>r 
llM"df«ar.y«l'C'f~..!thou!U\t•••"lll'"" 
<0'5Mloflt• Udlll«\.fl'IO~.lll110ottobt 
\Md f0t""'"'"tb"lin<Jlll1.Ufd l0tt>l< P.Jrl'ICM 
i,,t11r1rdll«t.MOltot~f11W!tofU-., 
-~t..-.. cO'!U"Ktor W~l ,,.,tyM\ •Hftltllk->. 
dllr>ftll,,,.,..~i./ldlrl*litoit.enltl/1oV 
...,,,,..,.,,..,..,.b'!l;11nn1"'.onrdtwfl'Ol>Cln 
btl~·....,111;,o-1 ..t- 1 ..-.l tl"~f<Al Conttoc:t 
O:xo.mtnU;•..S~f.l>mt~ !l~-•to 
thrl!t .... :lorlcJllwJlcMta ft>ttll/1IU\ IOA. 

Proj~t: 

CORVETTE 
LANDING 
M•COn1Unc:•A ... llU9, 
n•,UO, UJAd111lr1ltlllwd. 
bquknlll{Kl, V9AU19 

lt1allolo.Kr1ptlotl: 
P.1 .0,00074451 ,. , 
"·•nVl1>\l!-6) 

A1 .14 
Tille: 

LlO FLOOR PLANS 

Su'.r: f itr : c1..p;i 

01te:Se-pl;l1,IOl7 ~· = 
Or•-= "' 
,....,,._, Ol itNl>IOn: !::. 



! 
! 
/ 

! 
! 
! 
! 
! 
! 
i 

! 
i 

! 
! 
! 
! 
i 

! 
! 
i 

/ 
·' ,i 

i 
i 

! 
! 

8 LU FLOOR PLAN 
Kale 1:100 

r .. ..... 

·-...... 

...... _ ·- ...... 

·- ..... 

·-.. _ 

·-...... 

.... .. _ 

-.. _ 

I 

I 
I -·-

' 

I 

I 

I 
; 

; 

! 

~~m_ ___ _ 

; - ... ( 
. I 

I 
-·;- -

I 

I 

I 

·-·® = ·=-=-·=-WNtf!I11=== .=:::_-=-.. -=;-.. -

G 

I 

- .' - \ 
I I 

I 
I 

i 

OCT 2 7 2017 
0. CORP. OF TOWNSHIP 
«'>- OF ESOUIMALT ~ 
\.~ N{J 

Ofi>MENT 5<;;,'?' 

'-0 

\ 
\ 

\ 
\ 
\ 
\ 

\ 
\ 
\ 
\ 
\ 
\ 
i 
i 

Client: 

Standing Stone 

Developments Inc. 
(ai.eyOB)"f~, TIO)IGrant 

10010 101a ,.,., tffl 
[ '*'1QotooAlta , T5J lG2 
[ mail: ca~"lloby~roup.ca, 
1ro-t15:k&ndm!lroup.com 
Phont:780.Z6J.85171Troyl 

Architect 

LWPAC 
Lli11fWilltw1P11cticelnAlthll~luu1 Cult..r., 

Olt..er1.an9,AlchltectAl8C 

)]SJWeit'4thA~t~ue 

vancouver,8C,V6R1N6,Canada 
£mall: oflk~wpac.net 

l'llolle:6CM.1l7.7600 

Structural 
C.:..Cob<Vl"""'-ltiftfft 

=~l!JoA--.e 
V~.IC.V5YJ.0 

:=_=,~~~a.com 

Building Envelope 
llDl'l ....... 1S<lrn<~h . 

~~~::=-
V1tt.Ol'tff, f<V5Yll6 

~~,:~~~ 

~!~~~!n~?ode 
~dlr'!IW.tr 
•'9 Gt.-.'11'fSU"1, W."~ 
v_..__, r.c,·1.C1n 

!;:!',='!!..icum 

Civil Engineer 
lldllw'MICcn5-All<iCS(n1<K l td. 
lht...,.Ollnlo!> 
~to,;o,Hto();ladnSUftt 

~l<rlll('i94.IJ 

::;!','":.";!!~'"'--'··'"' 

Geotechnical Engineer 

~:t~~= 
Vlctotll,IC.~ltSl 
f,,.. · 1 : ~.M.com 

l'l>cr• : l»-4~· lll1 

Traffic 
~&=!.!tu 

5'.flt•ll,M~(ortlu<tt 
\"inorl> , KYIWIGl 
lrnoll•IW'.ton ftlu!tt<"f.<cm 
Photlo : ~S~H!1l 

Electrical 

"' J>yS'ntli 
JIOO.ll\S~6111ttt 
Ylct.,..-1,i,llC.YITW 
PNN. 1lo0llt ·•ll1 
\'.r.l>ll : J1·1.s"""'-•·•o-• 

Mechanical 
~~ 
lll»HWntKN~SU~ 
Vont_.,IC.Y~W 
Ema•• U ........... 1~a.,,..p°'41.QI 
Pl>ot>f • lllH ·UH99S 

Hotfor constructfon 
All Dimensions to be verified on ·site 

I OUJ.l017 1 . ~l~"'W.rt~ill" 

1<;o-p! IS,ID17[llflo:<liGJ.MJC.&TIOH 

lb>Lofd l~ 

C"""1t'>t rntne'd. Tilll<lnlponcltl>t 
0"•.Mfo•utlwtulll<Mpoptrtyo#L..l."lll'llOO• 
l'r0<l lr.th ... <l'li!<"<tytp(i.(tU1 th:. otd<1TOlbr 

.....-dlotJr.1«l"•trP>!PGWMt"°'1ltN...,tW'I 
co_..,.,, INl!CM.K\. ~o-' ...... ,.,, tobr 
llLt<lfot<......,llU:tlot1t.nlllkwodfotl-P~ 

tr1t/>tar(ll""t.hlottO<O"!lff .. IK""""o/!n 
-lhtCC>"".tnctc<llu~ W<1fylllla.....:illn, 
d'.tr'>M 1 1Qrd,d>11.<N~lf>t'llto.,,._,11f/lll/ 

""'''""'omk•totn;1w: ... 1•"'lll)'dlw:•'11'0Cln 
~"T<'ftUlll0-~1 -lJ>tlL.ilC_,tcl 
0on~u : 1<>:1~1.b<WllU'lcw <tttr•to 
ll'lt11ttn1i::indtM.t.1(NIKllot<IUlll<a!lOtl. 

Projf'Cl: 

CORVETTE 
LANDING 
669Coml;v.c• AYf-. 
U l ,660,6UAdntlf1k R01d. 
£>qvlrNR l llC), VU.~t 

lll'1ill.(l(~nptlofl: 

P.1.0. 0007HS\ 

'"' Pl1nVIP1J~61 

A1 .15 
Lll FLOOR PLANS 

/\ 
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0 l12 FLOOR PLAN 
scale 1:100 
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OCT 2 7 2017 
....., CORP. OF TOWNSHIP 
'°&>. OF ESQUIMALT ri' 
\.~ N{J 

c§.~ -c: 

JB 
s~ ,c: 
-(-0 

0fi>MENT s<;;,~ 

\ 
\ 
i 

CH~t : 

Standing Stone 

Developments Inc. 
U.~ 08i'fne, Tr~Grant 
1oozo 101, AvroNW 
EdrnontOOA.lta , 15JlG2 
(mail: ca~obytnqrOt4'1.C1J , 

troy¢1wldmaroup.com 
~:780. Z6l.85J7 1Troyl 

Architect 

LWPAC 
Ur!iWil- Ptnt k;eln.IJch itKIU11f(ultU1l' 

Ollvtl lMli, Archlte<t AtBC 

l )5) Wnt•thA,'tl'KH! 
vancw.·er,BC, n R rn6,C.anada 
(mall: ofllc~wp,1c. ntt 

Prlofle:60.Ul7.7600 

Structural 
~li>tV'!C•n,,.41!rtfW: _ .... !U'J'. 

2t'l.:la&wt«IUIA~ 
Vtrte.oxrr. llC. ~Y l.Q 

~..!':''.":'~;--·..,.., 

Civil Engineer 
lld.llWntt C-.Jl ..... ~nl\d, 
K>U...-.0.•lop 
~::!°e:::l::~>dtaSUIHt 

CJN• : ,..,,..~t:'ttl~.<"" 
Pl'>:o'lt: 1117<67'11 

Landscape Architect =:::6'<41(l.t.1l'IC. 
IJ6(0t'l'«M\!.u-NI 

~~·~=~~ ... 
,~ : 11lo31w.. 1m 

Geotechnical Engineer 
•1.,,,Geo!t'<iri<ol 
llC<UW! A>ttt>e 
Yk10t1t. a::.m m 
L'Ni : moilolryi'-'<.<:l!TI 
l'l'lor•,l!O f n.·Jl l1 

Traffic 
~~:.lilt> 
51.iH f l l .... ~ron~HI 
\lcl:rla , KVIWIG I 
£"'"'1 : W>11110<>1bu•u•11 .um 
rr-. : r..o m -61JI 

Electrical 
"' ~~~~Mr.sllu4Sllttt 
vitto<ll,K. vtl ~4 
l't«it: l WH1 .U1 
~: l•J.S~• ....... <011 

Mechanical 
~~ 
l lCO.l·I Wnl.HO>l.l"f'kr*"l"I 
v..,.<lM<,IC.VloCUI 
llNll: U'1mht~ ........ "41.U 
~: til>4·MM'1S 

Hot for construction 
AU Dimensions to be verified on·site 

l 0•H.l017 1·.-::~7j ~- L N..l.Tl!~'" 
1 So'P\IS, ?017 IRIZO'll~aiiuoTIOH 

I""'" '-' 

(~•L'<llll"lff. ll".ildeo.'foondt~ 

::;;-::~~.~~~~-~= 
1M<1r ... .....,od"-*•P'll'O>ew11 ~.....i. 1t.e..,..n.., 

<o""Ml'lt oll:Nu<ll•.n.Tl\lo~bftOltot.. 
~r0<<0NUU.tlan<.n1.11111Wdf1111~1p..r,:.:v 

l>flt>r111hltKl.-IO<_otne_ol\U 
-'<t'-<O'lllKtaroh.a:l-.tnfvtll~!n. 
0'........,"1<>1,d>t..,...lnd-l<tollSo<>ldi l '"'I 
rnon-eimk•lor>•;o\Ufl1!ftUt1dlw:<rp.onc,.._. 
~ .. ttnU<lldr•.mtlndtN full(...,l<l<l 

::-::..~~;:~.:;~::::'to 

Projf'Cl : 

CORVETTE 
LANDING 
66' Con111noA.-.nu•, 
6 SS,'60,6U .ldm\r1 l1 ~6. 
[~ll(k), Y9.l6H9 

lt'1ill..otOH.cnptlon: 
P.l.D.004S7H 51 

~· Pl.lnVIPl l 56l 

A1 .16 
L12 FLOOR PLANS 

/\ 



T.0. ELEVATOR SHAFT 
144.61' (44.08mJ ·I 
ROOFTOP «, 
141.11' (43.0lm) ,;j ,, 

~ 
LEVEL 12 
131.36' (40.04m) 

3'1 

LEVEL 11 J 121.61' (37.07m)57' 

'.l1 
LEVEL 10 
111.86' (34.09m) 57 

LEVEL 9 ]

31 

102.11' (31.12m)57' 

~ 
LEVEL 8 
92.36' (28.15m) 57 

LEVEL 7 
82.61' (25.18m) 57 

LEVEL 6 ]~ 
72.86' (22.2lm) 57' 

'.l1 
LEVEL 5 
63.11' (19.24m) 57 

LEVEL 4 
53.36' (16.26m) 57 

I~!~/,,_, v J 
crl 

LEVEL 2 bGROUND) I 
33.86' (1 .32m) 57, j 

AVERAGE GRADE '.l'j t l 
26.71' (8.14m) <ii : 
LEVEL! --1-------i---1! 
24.11' (5.98 m) j 

EAST ·WEST SECTION throu h ram ) 
scale 1:100 

HOME INTERIORS 

PARKING RAMP 

UNDERGROUND PARKING 

UNDERGROUND PARKING 

UNDERGROUND PARKING 

UNDERGROUND PARKING 

OCT 2 7 2017 
...... CORP. OF TOWNSHIP 
"(<)_OF ESQUIMALT ri' 
\.~ -..\~ 

OpMENi s~'<'; 

POROUSLY 
· SCREENED 

BALCONIES 

PROPERTY LINE 

PL 

CH~t : 

Standing Stone 

Developments Inc. 
01ey OByrnt,Troy CirMt 
100Z0 101 1 AYtlffl 
[drnootonAlll, TSJlCil 
Cn'lllil:a~'Sebyr~oup.u, 
11~kandmg1oup.(om 

Phone: 780.16J.85l7tTroyl 

Architect 

LWPAC 

Oli'tcr Llfl~. Architect AJBC 

llHWest4th A•·tnoe 
Vancov;er,6C,V6R Ul6, Canada 
rma il: clflc~wpac.net 

PtloM:604.1l7.7600 

Building Envelope 
=~.a:!.k ...... ~'"" · 
JUW llll~•'l•otll 
V.-.:..,..... K\'l1'110 
(/N~:~d:>.o:lln 
•IO'C:66117l 1111•UI 

Building Code 
~~~~l.lmlTO 
.-)lfGfv.ol~Wftl.W,.V..O 

v.-.oum. K v1ie1n 
[/Nt : """"lifll.<• 
,,..,,,.,,604m"""' h11u 

Civil Engineer 
#dlhl<"NtCO"MAlt,.Senicnl!<I. 
llJL'-Ciutllop 
li.r.!•500. l ;i((l(lol141• !.Uffl 
'i"<l<lri1K VIX «l 

:::~,,~~· '""' 

Landscape Architect 
~=::(8.C. 11"-

:.~·~~~.u 
Phrno : \llOJ~ll)6 

Electrical 

"' J .. ,s""" 
J00.161Slllr61WOlllHI 
V1acn..~. vus,1.4 

Pl'cne: l!o01116111 
tnul: JJ1.S·""14-"i'-C°"' 

Not for construction 
AU Dimensions to be ver1fted on·site 

>I O<tU.1011 ADOfi10t1.1.1.H.U l\l.I. 

1l ou Z.ZOH l':'":,'~,,,,.. .. ni.l 

1! Stp11S,lOl11'tflOSl'lG"-'PUCATIOH 

l"~l l-

CCll>r"lfhl~.ll'.lsdn'1n -1M 

"' • """"1tf\11tin<llnMpt°"'ftYr;il l an;iWi1...,., 
"•<t ~ • ~,,. c.lll to:<h• •Cuu .... ~-.: . atd<•..-.itbo 
u...df0<11:1c&e•pur-wi~'-!!Nwrl1ttn 
c.-t cl1t~&1\~loct. llll<,,._"1llllO';tat'f 
Yl+:lfcrc...,.\l\Jetb'>U'lllliuutdl"'t"'t~ 
bftllriUC~h<1.rnor1o~~cllh<' 
~the<......,ll(IDfW'.l-ifVlllm...,,,:il\fo<, 
d'.-b'll,d•t...,.1llCIW.-e!1 to~111~ 0.11 

...,on..-d"'*'•IDM;llC"'''"''"fdkurp.10< ln 
bct'°""'tll!lmt.,Y,otldtl"c fl.ilCOlllrt<l 
0.X.........U; •"" -iattl'f, bmill'lew llr<rlto 
l!w.Uftltli:<lCllM/Jtl'lll«tl3'<16tW•c.I""" 

ProjKt: 

CORVETTE 
LANDING 
•H ComtlWIC•A-, 
Ul,660,Ul .t.d,.!t1IJ R01d. 
c.qulml• l llC), V9A 6H9 

lt-iMU11;Pts<np1lon: 
P.1.0.0007~01 

"'" PllnVIPll~) 

A3.01 
WEST-EAST SECTION 

THRU RAMP 

rlle : ( l...CC 

Dtte:~pt15,1011 



T.O. ELEVATOR SHAFT 

~~~~~;4 .o8mJ , I 
141.11' (43.0l m) '.:!\ 

1 
~ 

LEVEL 12 
131.36' (40.04m) 

LEVEL 11 
121.61' (37.07m)sz 

~I 
LEVEL 10 
111.86' (34.09m) 2 

~ 

\ll'f,1pU>mlq l 
~ 

LEVEL 8 "11 
92.36' (28.15m) sz 

J 
LEVEL 7 
82.61' (2S.18m) sz 

~ 
LEVEL 6 I 
72.86' (22.21m) I 

sz ! 

.I 
"' ~ 

LEVEL 5 
63.11' ~19 .24m) sz 

LEVEL 4 
S3.36' (16.26m) sz 

HOME INTERIORS 

LOCKERS B 

I , 

HOME INTERIORS 

LOBBY 

OCT 2 7 2017 
_,....CORP. OF TOWNSHIP 
~-OF ESOUIMALT ef1 
\.~ N~ 

O,QMENT s<f..~ 

PL 

PROP ERTY LINE ··--· -- -->j 

STREET TREES , 

\ 
\ 

MECHANICAL 

;; -.... 

- - ---- ----- ----- ----------------------------- --- ----- --- ------

UNDERGROUND PARKI NG 

Cl ltn l: 

Standing Stone 

Developments Inc. 
U.~OByme, TroyGra.nt 
10020101aAvr!!NW 
£droont011A\t1, T5J3G2 
[mail: u~obyr~r014"1.ca, 

lf~kandmgroup.com 
Phone: 780.Z61.8517 1Troy) 

Architect 

LWPAC 

Ollverlana,Afchltect.&JBC 

ll5l ~t~thA-.-enue 
VancQ\l\o"tf,8C,V6R INll, Canada 
[ma!l:offic~..ipac.net 

Pl\one:604.7l7.7600 

Building Envelope ;r=::en. 
y...,_.,..., K~Ylll5 

(Jul:~•~'l.t<lll'I 
"'O'ot:~.,) 1 1 11•1'1 

Building Code 
~'.t.~:AHTSUD 
•)9GtarvlJt SUMt,~ .. 910 
V~, 6CV6CH1 

Em>'!:~.(· 
~ : "34M94'41~· t 1)1 

Civil Engineer 
#<f\Nr..,.tc.o-...Att'if:Xnic.nltd. 
lhL~Dulo\op 
SU:Ul~,JJ(.O C&i •<lf'•5'.<ffl 

't'!<lorit KVlttc.i.l 

~',·:;:1-:--'· '..,, 

Landscape Architect 
la<boodlb'tll~tl.C:. 11rc. 

~..':.':11ree1 
r..~·~=.u 
- : (1\..l)Woi)ll& 

Geotechnical Engineer 
.l. ...... Gr«~ 
llCt•»rA>TNt 
'o\ctoN, K .VU •SI 

~::~~)~ 

Traffic 
::.,11.,~lttu 
Si.t. •11.•0 f ortSUHl 
\'lruria, Kvr#IG! 
(tnal.:!b1Juon•butllf<"8.""" 
Fl>one:l'50ffl-6!U 

Electrical 
M• 
ltyS'rlth 
J00.1illr.lor-.IWG1lrl'f1 
Yi<t~,!IC.YfT "-4 
ftlonco: l50ll\6111 
£tM•: »·r.1~ .... ..,..c0011 

Mechanical 
:!~ 
llCIH·•Wnt KNJnt>Su...t 
V_,,,_r,tc,VOCZlo'.• 

~== ~:::~--<1 

Hot for construction 
All Dimensions to be verifie d on·s1te 

l OuU.!011 U'IOl"iouuu.mu.ll. 

1 ou1.ro11 r.-;.;.;jlllltl ....... 11,_ .•. 

I 'lrptlS,lM7 [llllO>ll~/..PMJC,&llC>N 

1b~l~i.lon 

(~t<tv.......S.Tlllo<ln'1oan<1 •hc. 
dll'ft"inilillfllllU<iu<t.'eprope<t'(DllontW'IO' 
,,.._tlo:t ~ .... <.NtKl"'•CU: U.•tt"'Lol'JUT"Otbir 
Ulotdf011tf;1Uter.,...pot.fwl\J'Oo.oltt .. _,ttM 
c•......,IDllt,uthHa.lNldr-.... b-tO~ 
IMd!OICCl'llU\.<tlCnU'lliliUWdfOf l ...,lp.lpo<e 
b,IU'lo1<dlkf<t.,,.._ I0<0'11f'\C'n(tmltlloltt .. 
_..1111rcnuoo;1orW!l_.t-,r.i1 .. .....ti11n, 
6'......,....,,dll'-""l lnd ifYfU\Oldffl!df anf 
f(IOflandanh1Jon>: •l<f<U'n t"1'dl•.:t~!n 
i>e(.-ff'IUl':ldra ·~t< s "'6tl' ... fo.tl(...,tr .. t 
lloa.'"Cftl<:•""~f.~U'>C'WO!ttr.>to 
l.l>t 1t1..,lil:ncfl.l>tAltj\llK< forclllllut1on. 

Projec t: 

CORVETTE 
LANDING 
H9Cor41¥'0AvtnW, 
US,6.0,tO.l.dm!r1!11'lo.d. 
Ciqohllloll l9C), Y9.l.6H9 

l~allDto.Kr!pllon: 

~~.«M5740 1 

A3.02 
Tolle: 

WEST-EAST SECTION 

THRU COURTYARD 

Sul•: f k : C<..OC 

O.:t:'lrflt1',JOll owca : 

Dr-: "' ,_ __ , Ol 
~ .... : 6 



T.O. ELEVATOR SHAFT 
144.61' (44.08m} ' I 
~PIT%.01m> ~ 

J 
LEVEL 12 ~~ 131.36' (40 04m} 

~~W/t37.07m>= 

.I 
\i'i'.V1~ OOmb J 

~ 
LEVEL 9 
102.11' (31.12m}= 

LEVEL 8 
92.36' (28.lSm} 

LEVEL 7 
82.61' (25.18m} = 

LEVEL6 1 
72.86' (22.21m} =. i 
LEVEL 5 J~ 
63.11' (19.24m} =' 

~ 
LEVEL 4 
53.36' (16.26m} = 

~ 

\\'If/,,.,~) ~ 1 
LEVEL 2 hGROUND} ~ 
33.86' (! .32m} =' l 
~~.~r8E 1~%'i°E ~ 

LEVEL I 
24.11' (5.98 m} 

NORTH ·SOUTH SECTION lookln East 
scale 1:100 

UNDERGROUND PARKING 

UNDERGROUND PARKING 

UNDERGROUND PARKING 

UNDERGROUND PARKING 

UNDERGROUND PARKING 

UNDERGROUND PARKING 

UNDERGROUND PARKING 

PL 

OCT 2 7 2017 

(lll'flt: 

Standing Stone 
Developments Inc. 
c.a~o·Byrne, Tro~Gra11t 

100ZOlOlaJNetffl 
[dmontot1Alt1 , TSJ lC.2 
Emlit:ca 1~oby~up.ca, 

u~dmiroup.com 
Phont:780.26l.8H7!Troyl 

Architect 

LWPAC 

Olfverl..ani,AIChilec t A!BC 

HnWnt4lhAveriue 
Val'ICOU-.'tt,BC,V6RIN6,Can.ada 
£mall: oflk~~.net 

l't\one:60.Ul7.7600 

Structural 
~·bfU:>Co'\Jl.j\"'1"' 
-11.>:C.>J'. 
rl·JMw..t&<ti •~ 
YollCoM'f.8C,V)Y)Q 

:=:::::~«nl 

Building Envelope 
!:!':!'!..-... .. ~c . 

IUWl lll,t
YIR._.. , K'nY I~ 

=':~.~~~ 
Building Code 
e1.;..C:~AlfTHTtl 
1)9 c.nr..t.i.suw1. Su'1e~ 

v ...... ..,,...., &eVK1Tl 

~',':'=~ rum 

Civil Engineer 
.olc!t....-...Yc.nJt.,.Scnknltd. 
lbl.'IOn~lop 

~!:n~KJ.: ~:4'· S1rffl 

f•.al: .~n:.UW-1.• ..... 
""7or: 1717'41'11 

Landscape Architect 
1.DorC..dllD't!IC.1o"'jll.C-1hc .. 
~l'oYtlc-w • 
116COf1NllllH SllHt 
Vlo:ttir\11.8.C.V!N!RI 
llrlo•:lont>at< ........ ll "°"'" ' U,_,l l6ol llll> 

Geotechnkal Engineer 

'""'""""'"' llC<uoeA·-
'/\<IOll.l, K ,VUUl 
C.-...1 : .,.~COl!I 
P:>:re:HOU~·lll l 

Traffic 
eunt r.ll»O<tom 
Sl"t<l<lMto-1 
kAl••ll, 6-'SrortSllttt 
~. KYrfllC. I 
1"""':""11.torlfblrol""t.«nl 
n-:~nHUI 

Electrical ., 
"tS'rid'I 
J»\i!S6!¥""°1•Sttffl 
Vlct<lllo,!IC.'IWT!l.l.4 
"'"-: J~llMUI 

Elllall:/1~.S'tllilfUV·~.(6'1! 

Mechanical 

==" IU:O·UWnt HN iftr\Slt-
Vlll<°""'f•tc•V6CU4 
(IN~ ' h"""""""'l-~.(.l 
f"°""" : «H·64Mtt5 

Hotforconstructloo 
All Olmenslons to be verified on-site 

ll Oc:t2' .?all i.oonow.1.i,UUUA~ 

il0c:12.»11 N,1.fUllAl. 

1! Sopi 15.11)11 jUIOSl..-C.IJ'PUC.t.Tl)H 

C~MttK.....i. Thhdt>!t~...:lt~ 

dl•~1oni•ll<' INH(IV1M~1tyofU11i~' 
"Kll<<'~ .... ,11110<tureCl.(11ulroc . .,..;!t.o'n>tbr 
......ifotllf;'f«N!pi..rpowwltt>oullk_.,,ltftl 
to.-.1oftt• ... <l'.llKt.1'Mldl-.... b-tot. 
1MC1r.,..«">~l1Cnlr"dl!.IUNl0<t-.,.t...,_ 

t.i'IM111U t<t.P'rio< IO<O"M'tf>C..-.tofU,. 
-1<IMCOW'oct0t ..... :l -.fyllll~ic'o • 
.,.,, .• ..,...,.,..~,.,.1 .. di.ttl•to161-n1d1•n-1 
..., ... , • .,...,..,lcim:1vft••"'•nydll<1.,..oc\ft 
boe;.tt<lltli:ldri>N l ond ll"• l .tl ( on!IKI 

::.=.~::~'!;~~to 

Pro}ect: 

CORVETTE 
LANDING 
UfCOt>$~•A-, 
Ul,UO,UlAdnllr1lilo.d. 
E"f'knlllt(K), V9A6Ht 

Lfi:Mlo(0Hc'1 ptlon: 
P.1.0 . 004)74451 

""' ,llo11VIPU!.6l 

A3.03 

NORTH-SOUTH SECTION 

/\ 



T.O. ELEVATOR SHAFT 
144.61 ' (44.08m) 

ROOFTOP 
141.11' (43.0lm) 

LEVEL 12 
131.36' (40.04m) 

LEVEL 11 
121.61' (37.07m) 2 

LEVEL 10 
111.86' (34.09m) 2 

LEVEL 9 :]~ 
102.11' (31.12m)sz, 

LEVEL 8 J~ 
92.36' (28.1Sm) sz, 

~ 
LEVEL 7 
82.61' (25.18m) sz 

~ 
LEVEL 6 
72.86' (22.2lm) sz 

~ 
LEVEL 5 
63.11' ~19.24m) sz 

~ 
LEVEL 4 1 
53.36' (16.26m) sz 

LEVEL 3 
43.61' (13.29m) sz 

LEVEL 2 (GROUND) 
33.86' (10.32m) sz 

~ 

PL PL 

-~-~_}_r_·r~t_.?_~_>~D-E~~---------------------------------------------------lft~[o71T~--------------------------------
LEVEL 1 
24.11' (5.98 m) 

0 EAST ELEVATION 
scale 1:100 

TRUE ELEVATION FORESHORTENED ELEVATION 

OCT 2 7 2017 
..,.. CORP. OF TOWNSHIP 
~. OF ESQUIMALT <t' 
\.~ ,,,..\~ 

Ofi>MENT S~y..; 

Cl~t : 

Standing Stone 

Developments Inc. 
(asey OB·(rnl', TroY GrMt 
10020 1011Aw;itN/ 
£dmonton All.1 , TSJ lG2 
[mail: t11~obyroe~.ca. 
uo;~karldmiroup. com 
~: 780.l6l.85l71Troy) 

Architect 

LWPAC 
Ll"i Will.on Po n tk" In Nch lt<e<.ture Cullur<I' 

OliverLoni.ArChltttt AI BC 

)l)l Wnt 4th .b~IH! 
VUlCOU'>W,11C,V6R 1N6,Canada 
Email : ofl k:~wpac.net 

Pl\one:600l7.7600 

Structural 
[~l~Conll.ltlttllnc: 
ltobffl/No:u jl< 
10M&1Wnlltl'I A......,. 
Ylltt.OJ<ff,IC.YSYlQ 

=.=,::-i~~LC ..... 
Building Envelope 
Will<r>lil•1~elnc. 

~::'::... 
v-..,,... . llCV)Y lllS 

!;:.!,','::-:~s~':~ 

~J~~!ncl~de 
~<lo'f!IW.or 
•J9~11tSttNl.WUV..0 
Vrc.w1t<,OC ~'«11'1 
t..,.~ : ~.u 
lltuie : 604~~ f.ot 111 

C\vll Engineer 
~l'.oio.Jlt>t!c'ni< .. t t6 • ..,_ ...... 
~i:.i~&c1:~0 SL1Ht 

!:!':'":i.i:";:1~·'""' 
Landscape Architect 
=~i:C..<41fH. 1 hc. 

1)6 (....,..... .. lSlrHt 

:.:~·~~ ... 
-.. : C llOl~lU6 

Traffic 
M1& A.nod1!t1 
sn ..... 1utio1 

=.IKM~"':(i~tti 
::!':=l~~tnt-«<n 

Electrical .. 
~~;::-...... •• ~lr
=i~\.~.~;:;~ 
(ftl1l: h / .S°l'll l'>llfff"1'".C0.1\ 

Mechanical 

=~ l \OO. l·IWnl~lns• ~1..,1 

V...:°""'<, 8C,V!i(2X4 
!""ft :Wo..,,..,~c.o 
lhOtlo : tOHM·SttS 

Hot for construction 
All Dimensions to be verifted on·stte 

tw.M.IT R\ll. 11 · 

l l0<1 J.lOl l li,l,\UU,l 

1r~ 1s.11>11J!l[ 1o.1t-l(;i.PPIJC,lllOll 

CO!'l'rilb1 rto«>ff. This.sn!ttr61'1dlhc 
<1r1~1<e 1Mt1.C!u'l"'-prcpt•l)' olYn1 Wi!J.o1 
hotl lr.~hAl<llkfCl"'rCuU.,.rlnt". 11'1dc.o"W"<>tbt 
.....ir..-.,-,,, cU.t<p;lf!Oie.,.;l11out\Nwrr1i..n 
co._,toltr>.uct.•tcLThlldr"'""'ti>l>Oltobt 
V1Hl0t<0t<WU:t\ori<ft~- ·0ttUI P"J'CW 
l'f!M 11d>itftt. hlo< to......r-tmtnlolll'>l' 
-.o<lo.1..~CO"!trK«>""'"ll_..tyoU•~°'"· 
d......,.'Ol>S,<h~1111<1w.eis1oldo<\! 1fy a "r/ 
..ncn-M"llu..,..,; .. cffl•'ft•nydh(H'll~nc..,.. 
bel.-lllbdrfW\'lf61'1d~f<.Cl(anltUI 
~;a...t-11.lclf."'"'""1.e llttr•to 
IM l ltffltltfld!M4'CNlf<t f"'clal1f•ullon. 

Pro~t : 

CORVETTE 
LANDING 
66'ComUnc•A-. 
Ul,6.60,UlJ.d.m!r1l1.loid . 
[~k(IK),vtA 6"'9 

~?.~. ~~~~rlfon: 

''" Pl1nVl P!l»J 

A4.01 

EAST ELEVATION 

o.:~ :~n.1011 

, __ , __ !':, 



T.0. ELEVATOR SHAFT 
144.61' (44.0Sm) ,-j 

~~PIT%.01m> ~ 

J 
LEVEL 12 ,1 
131.36' (40.04m) J 

'~"" J 

:,:::::~J 
;;) 

I~Efi?(31.12m)=' I 
LEVEL 8 ]~ 
92.36' (28.!Sm) =, 

LEVEL 7 J~ 
82.61' (25.18m) =, 

~ 
LEVEL 6 
72.86' (22.2lm) = 

LEVEL 5 
63.11' (19.24m) = 

AVERAGE GRADE 
26.71' (8.14m) 

LEVEL 1 
24.11' (5.98 m) 

0 WEST ELEVATION 
scale 1:100 

• 

CONC. SASE WALL <6' ~ 
(1.8m) ABOVE ~ 

ADJACENT GRADE 
E: 20.28' (6.18m) 
P: 19.61' (5.98 m) 

PL 

E: 20.83' (6.35m) 
P: 19.61' (5 .98m) 

TRUE ELEVATION 

PL 

i 

FORESHORTENED ELEVATION 
BEYOND 

TRUE ELEVATION 

FORESHtjRTENED ELEVATION 

---- -1 

OCT 2 7 2017 
,,... CORP. OF TOWNSHIP 
'°*>- OF ESQUIMALT <t' 
\..~ N~ 

O,QMENT Sf(,~ 

Cli~t: 

Standing Stone 

Developments Inc. 
(a~08yme, Ti~Gnlnt 

100l0101aAvetf'H 
Edmon ton Alla, UJ lG2 
[mail: cuey~obyrnesroup.o, 
uoyG'h nOm!roup.com 
Phone:780.163.8H7 1Troy1 

Architect 

LWPAC 

ou·..-ert.an;,Atcllit«tAIBC 

ll5JWrst 4thA\'enue 
Vancll'.Nt'f,8C, V6RW6,Canada 
[INll : olfic~wpac.n'1. 

Phone:t.04.737.7600 

Structural 
tq.run ..... coctt.tt...,11ric 
lloti«!.IM~ 
JCJ·J.law..tl<ll.l--.. 
Y-o-r, K, Y)t).Q 

~!\~~~6-.C0111 

Building Envelope 
~";':'!~~~· -
IHWlll>A•
y..._~ , K ~Y lllS 

Elnll:~d!ucm 
~: 6(MIT)llll<lSI 

Building Code 
~=~JJflSUD 
•)IC".rr.>lltSUHl , W."~ 
~..,.,...,6( \'6CITI 

LN~ ; _,..hl.u 
l'to;:>" .. : ln4""9""' t1Llll 

Civil Engineer 
loldl!w....,<o:.J.<\otlofr.ic.ftltd. 

~""""'"""' W:uliOO,JJi!OQuodr•ltr-
ViclcN6C\'SX 4ll 

!:!':~~i;:,~-.M"/., .... 

Geotechnlcal Engineer 

~t~~ 
Ylttotla, .C,l'HID 

~!',~~)~ 

Electrical ., 
~~~~~Slrfft 
:;..,";i::u~~ 
[nul; l•/.~"'Shf........,.. < ..... 

Hot for construction 
All Dimensions to be vtrlfled on·sitt 

1] oi:1n.1011 l.lOOiTKmAlMo1.lll\\.\.L 

1] 0ttl,JOl1 MATllW. 

1jStp11S,l.)IJ 1~ 1 ~.,ir; ·~l\J(,&T IOO 

C~hlrfl<~ . Thlld"'l~•rwl 11>o 

::~:~:.::~.'!a~.:!': 
\"'l<l l01"1tr1«1'e r~..i1M<Atht...,.;n~ 
<O'Uf!CalV-•lldllec\. lloh~llno\ IOt>t 
UH"jl0f <Ct11Lf\.Ctlan...-.Jll!"l>HIOl'l"'IP'~ 
b1W.,th~oc 1 ,Prloc t1>0:0,.,...tK'°"""'al&o. 
-~the CC>llUCIO.- lh>:I nrilV .. I M.....tii~ . 
6_...lonl,6K..,.1Mdlr<ffllO-l i/•"t 
...,.,.,....,....i.,lonl; a1e1<U ... a"7dll<ft!\'Afo<WI 
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