
 
 

           CORPORATION OF THE TOWNSHIP OF ESQUIMALT 
 

  DESIGN REVIEW COMMITTEE  
AGENDA 

 
WEDNESDAY, DECEMBER 13, 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 – November 8, 2017  
 
V. STAFF REPORT 
 

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, 
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 3.1m to the southern 
side lot line thereby retaining the south exposed central courtyard for use of residents. 
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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. 

 
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, and incorporating height and 
massing consistent with the architectural plans provided by Lang Wilson Practice in 
Architecture Culture, stamped “Received December 7, 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 
            January 10, 2018  

 
IX. ADJOURNMENT 



 
     CORPORATION OF THE TOWNSHIP OF ESQUIMALT 

 
ADVISORY DESIGN REVIEW COMMITTEE  

 MEETING MINUTES 
HELD  

NOVEMBER 8, 2017 
ESQUIMALT COUNCIL CHAMBERS 

 

MEMBERS PRESENT:     Roger Wheelock (Chair) Robert Schindelka  
    Graeme Verhult  Jill Singleton    

Bev Windjack   Wendy Kay 
Cst. Franco Bruschetta (Non-Voting)  

     
REGRETS:   Ally Dewji (Vice Chair) 
 
STAFF LIAISON:  Bill Brown, Director of Development Services  
 
STAFF:  Trevor Parkes, Senior Planner 
 
COUNCIL LIAISON:  Councillor Olga Liberchuk 
 
SECRETARY:   Pearl Barnard 
 

 

I. CALL TO ORDER 
 

The Chair called the meeting to order at 3:03 p.m. 
 
II. LATE ITEM 
 

Revised plans stamped “Received Nov 08, 2017” for Item V. Staff Report 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] 

  
III. ADOPTION OF AGENDA 
 

Moved by Jill Singleton and seconded by Robert Schindelka that the agenda be adopted as 
amended.  The Motion Carried Unanimously. 

 
IV. ADOPTION OF MINUTES – October 17, 2017 

 
Moved by Bev Windjack, seconded by Jill Singleton that the minutes of October 17, 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 
 

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

 

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 
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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. 

 
David Yamamoto, Zebra Design and Megan Walker and Bev Windjack, LADR Landscape 
Architects were in attendance. 

 
David Yamamoto gave a PowerPoint presentation and outlined the changes that Zebra 
Design had made as a result of the recommendation and comments made by the Design 
Review Committee members at the meeting held on October 11, 2017.  Mr. Yamamoto 
advised some of the changes are, the site has been lowered by 0.5 metres, the 
maneuvering aisle has been increased in width, the grade of the ramp has been reduced to 
a 11% gradient, the wall at the sidewalk has been reduced to 2 feet in height and a 
designated pedestrian path with differentiated pavers has been added to the driveway.  The 
garbage service has also been relocated to the north.  Bicycle storage has been created 
within the garages and single bicycle lock-ups have also been added. The applicant 
amended the plans in allocating in more floor area for the garage; thus the floor area ratio 
was reduced to 0.70.  

 
Committee Members comments and questions:   

 

 Member thanked the application for the great presentation.  The changes are very 
elegant solutions.   

 Appreciate the streetscape elevation rendering, it shows the rhythm along Tillicum 
Road.  Having the rhythm of the gateway and the lower stonewall is much more 
elegant.  

 A member liked the idea of bringing the paving in front of the units out; acts as a bit of 
a traffic-calming device and also helps to signify the entrance.   

 In relation to the project to the north this development will be a nice fit.   
 The enlarged garages will provide people with more storage space. 
 Member suggested that a future planting be consider to provide some privacy 

between the decks in the back.  
 

RECOMMENDATION: 
 
Moved by Robert Schindelka, seconded by Graeme Verhulst:  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 approve as the 
applicant has addressed all the concerns that were raised at the October 17, 2017  meeting.  
The Motion Carried Unanimously 

 
Bev Windjack returned to the meeting at 3:25 p.m. 
 

Bill Brown, Director of Development Services recused himself as he resides in the 
neighborhood. 

 
2) REZONING APPLICATION 

669 Constance Avenue 
[PID 004-574-451  Lot 1, Suburban Lots 43 and 44, Esquimalt District, Plan 13563] 
658 Admirals Road 
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[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 
 
Oliver Lang, Architect LWPAC, Troy Grant and Casey O’Byrne, Standing Stone 
Developments and Jim Partlow, Lombard North Group Inc. presented the application. 

 
Oliver Lang gave a PowerPoint presentation detailing the site plan and an overview of the 
building design, elevations and material and colour for the project.  Mr. Lang explained that 
the proposal will provide 83 market affordable homes and the building will be Passive House 
Certified.  On site parking will include 83 vehicle parking spaces and 125 bicycle parking 
stalls. 
 
Jim Partlow gave an overview of the landscape features for the project. 

 
Committee Members comments and questions:  (Presenters response in italics)   
 

 The building is lovely but the size seems really big for what’s currently in the 
neighbourhood.   A 12 storey building is going to be pretty shocking for the adjacent 
small houses.    The proposal is a great urban core development, but this is not in the 
urban core.    

 The setbacks are pushing right to the edges of the property line. It is hard to support 
something that doesn’t fit within setbacks and massing.  Consider increasing the 
setbacks. 

 Members liked the idea of a passive house.  A member asked if a 12 storey building 
was developed on the adjacent lot to the south would that  affect this building. From a 
passive house prospective it won’t because we are counting on some degree of solar 
gain in the winter; we hope that the next building would be somewhat responsive to 
this building 

 The green initiatives are quite exciting.   
 The proposal should be more consistent with the Design Guidelines and the Official 

Community Plan.   
 A concern was expressed that the shadowing will significantly affect one of the 

adjacent homes in the spring.   
 A member commented that the height of the building will shadow the trees that are 

being retained to the north of the property and expressed concerns that the trees will 
not survive. 

 Consider the water views for the neighbours on the east side of Admirals Road.  
 Are the roof top terraces common spaces?  The terrace on Constance Avenue is 

common space and the other six belong to the family suites.  Another member 
thought that the roof top terraces should be public amenities for everyone on that 
floor. 

 A member commented that there are no amenities for the Esquimalt community; the 
amenities are all hidden in side.  
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 A member asked if there was one parking space per unit.  The family units, one 
bedroom and up will have a parking space and the studio and smaller units that are 
350 – 400 sq ft will not have a parking space.   

 Will the road be narrowed to get the extra parking spaces in?  The current 
unmaintained green space would be narrowed to accommodate the extra parking 
spaces. 

 Concerns with the increase in traffic in the area and how it will impact the side streets.  
A traffic study has been done. 

 A member asked if security cameras had been considered for the site.  Security 
cameras would be considered; to be addressed at the building permit stage of the 
project. 

 Members commented on the exterior stairwells and a concern was raised that the 
stairwells could become cluttered with bicycles and other household items. 

 What is affordability based on?  It is based on a number of things.  A Passive House 
has much lower energy costs and the method of construction offers a premium 
product at a much lower price.  The developer’s definition of affordability it is not 
dollars per sq ft; rather, that you can buy what you desire with the budget that you 
have.  The problem with the market is that the kind of things that one typically desires 
doesn’t exist at the price point of a budget.  

 Like the idea of the drop off area on Admirals Road. 
 Concerns were raised with regards to the solid walls along the streetscape on 

Admirals Road.   
 A Member asked the applicants to comment on their neighbourhood engagement 

process.  An Open House was held in August.  As this will have a significant impact 
on the local area, we went to over 150 homes in the area and spoke with nearly all the 
residents.  Residents had mixed opinions; some were ambivalent and unhappy while 
others gave their support.  Since there have been some changes, there will be 
another Public Open House. 

 A member commented that this proposal is not the most gracious entrance to the 
Dockyard and asked if the Navy was expecting a 12 storey building to be its entrance.  
The project was discussed with Navy personnel and they are supportive of the project 
going forward.  The Navy’s long term goal is to densify, so they see this as supporting 
growth consistent with what they are planning in the next 10 – 15 years. 
 

RECOMMENDATION: 
 

Moved by Wendy Kay, seconded by Robert Schindelka:  That 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” and including updated 
renderings and elevations stamped “Received November 8, 2017” be amended and 
presented again to the Design Review Committee with a focus on addressing the following: 
 

1. Consider increasing setbacks; 
2. Consider reducing lot coverage; 
3. Consider reducing the proximity to adjacent neighbouring properties; and 
4. Consider reducing the proximity to the public realm. 

The Motion Carried Unanimously   The reason: The proposal as presented 
raises a number of concerns as identified in the motion.  
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VI. STAFF LIASON STATUS REPORT 

 Staff are anticipating lots of project coming in.  There is a lot of interest from various 
Developers and property acquisitions are underway on a number of sites in the 
Community.   

 899 Esquimalt Road (12 Storey Building) – Staff are waiting for revised drawings.  
 The West Bay Project – Is moving forward  
 101 Island Highway (conversion of the existing motel use into 96 residential units) – The 

Development Permit for the external cladding will be presented to the DRC in the future. 
 English Inn (429 Lampson Street) -  Is moving forward 
 The Legion Project (622 Admirals Road) – Another application could be coming in.   
 856/858 Esquimalt Road - The Zoning is in place and there is an approved Development 

Permit - An amended application could be coming in.   
 
Members discussed the possibility of holding a training session in the near future.  Mr. Parkes 
advised he would review the Bylaw and have a  discussion with the Director of Development 
Services. 

 
VII. NEW BUSINESS 
 
VIII. NEXT REGULAR MEETING 
 

Wednesday, December 13, 2017 
 
IX. ADJOURNMENT 
 

On motion the meeting adjourned at 5:10 p.m. 
 

           CERTIFIED CORRECT 
 
 
 

 
_____________________________________   _______________________ 
CHAIR, DESIGN REVIEW COMMITTEE                      ANJA NURVO,  
THIS 13th DAY OF DECEMBER 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: December 13, 2017 
 

STAFF REPORT 
 
DATE: 
 

December 7, 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, and incorporating height and massing 
consistent with the architectural plans provided by Lang Wilson Practice in Architecture Culture, 
stamped “Received December 7, 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 
at the closest point to Constance Ave and 3.1m to the southern side lot line thereby retaining 
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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. 
After discussions with Township management and knowledgeable third parties, it has been 
determination that the applicant would be required to secure site specific building code 
regulations for this proposal to be constructed in Esquimalt. 
 
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, 
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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 
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. 
 
Fire Services: Esquimalt Fire/ Rescue staff have completed a preliminary review of the 
proposal and note that a comprehensive Building Code and Fire Code Review report should be 
provided by the applicant regarding this development. Staff are of the opinion that unimpeded 
aerial access to the east, west, and north faces of the building is necessary to ensure adequate 
access to the building in the event of an emergency. Accordingly, Fire/ Rescue staff recommend 
to Council that approval of this development be subject to the developer agreeing to redirect 
overhead hydro lines abutting the site, as well as those immediately to the north of the subject 
properties, underground to avoid conflicts. 
 
Comments from Design Review Committee: 
 
This application was originally considered at the regular meeting of DRC held on November 8, 
2017. Members’ comments were mixed, with some members indicating support for the passive 
house certification and innovative approach to building design while others stated concerns 
regarding the reduced setbacks, overall mass, height and lot coverage of the building. A 
member stated that the building fails to respect the scale of the built environment in the local 
area however members also noted that the OCP designates this area for significant 
densification. 
 
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 increasing setbacks; 
2. Consider reducing lot coverage; 
3. Consider reducing the proximity to adjacent neighbouring properties; and 
4. Consider reducing the proximity to the public realm. 
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 November 28, 2017. 
Members comments were generally positive, noting that this proposal would be a great 
improvement at the north end of Constance Street. 
Members expressed concerns with relationship between the building and Admirals Road stating 
it is a tall mass very close to Admirals Road. Other members elaborated on this theme stating, 
the face of the building looks monolithic and imposing and the design or the facade needs 
something to make the building look a little less imposing and a little less institutional. 
Members questioned staff regarding the Township’s ability to ensure Passive House 
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Certification will be done and staff assured them tools are available to achieve this requirement. 
Members requested clarification on how the building would be approved as it does meet existing 
BC Building Code standard requirements and they were advised that either an “alternative 
solutions” approach or a site specific Building Code requirement approach could be applied to 
the design to allow the building to proceed. 
Finally, a member questioned the applicant regarding their definition of “affordable” and was 
advised that affordability means that you have the possibility to get a space that you find 
desirable and that is flexible, while remaining attainable. 
 
The APC recommended to Council that the application be forwarded to Council with a 
recommendation for approval as the proposed number of parking spaces are reasonable and 
the setback relaxations are reasonable given the irregular shape of the parcel and the context of 
the location. 
 
Applicant Response to DRC and APC: 
In response to the recommendations and comments received 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 plans, stamped “Received December 7, 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: 
 
 Breaking down the building massing into more clearly legible 'mini-towers'; 
 Breaking down the 'mini-towers' into scales of 2-3 floors with recessed floors in 

between; thus creating perceptions more in line with the scale of the 
adjacent neighbourhood or that of a house through the creation of a subtle screening 
abstraction with vertical facade elements;  

 Squaring off the Eastern most mini tower to create a less flat Admirals facade with a 
negative corner, therefore reducing and mitigating the impact of the front facade 

 Further, setting back the lobby at the North East corner to relieve pressure on the 
sidewalk; 

 Add a 'bosque' of trees at North East corner 
 Terracing the South East mini tower towards Admirals, thus complying with the OCP 

requirement for setbacks 
 Update to the walkways, calming their appearance 
 Amended lobby design results in a substantially increased setback from Admirals Road 

at grade 
 Amended massing of the building towards Admirals Road 



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. 
 
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 
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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. 
 
It is noteworthy that the applicant has amended the design in an attempt to mitigate the 
proximity of the building abutting Admirals Road with particular attention to the northeast corner 
of the site. While these changes, in the opinion of staff, positively impact the design, staff note 
that there has been no changes made to building setbacks, with the exception of the recessed 
lobby area at the Admirals Road grade level. 
 
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 10 visitor 
spaces. The applicant has provided a parking study, crafted by Bunt and Associates and 
stamped “Received November 8, 2017”, 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 
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. 

 
Staff note that it would be challenging to design any building that would respond sensitively to 
the existing neigbourhood character of 2 to 4 storey construction while realizing 12 storeys in 
height as endorsed by the Multi-Unit, High Rise Residential Land Use Designation. 
Notwithstanding this, 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 on both 
Constance Ave and Admirals Road,, this proposal is not consistent with Bullet 1 and 2 of this 
guideline. 
 
Staff also note that, consistent with the Township’s Development Application Procedures and 
Fees Bylaw, the applicant has held one public engagement session regarding this proposal. 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 
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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. 
 
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. 



Ad
mi

ral
s R

d

Co
ns

tan
ce

 Av
e

Woodway Rd

667

661

662
669

656
663

660 665

665

665

13021314

1265

Subject Property Map:
Corvette Landing

±



669 Constance Avenue 
 

 
N

Subject Property Boundary:  



Ad
mi

ral
s R

d

Gr
en

vill
e A

ve

Naden Way

Astle St

Co
ns

tan
ce

 Av
e

Woodway Rd

Saunders St

646

634

642

667662

661

674

650

658

676

651

656

651

655

660

670

665

660

648

639

658

671

642

675

639

669

644

653

654

672

646

638

681

636

659

656

652

649 638640

677

685

669

632

1344

13021314

1338

1254

1266

1306

1265

1262

1340

1300

1258

1312

1257

1270

1342

1261

2-663

2-665

1-663

2-665 1-665

1304

Land Use Designation Map:
Corvette Landing

±

0 25 50 75 10012.5
Meters

Legend
Designation

Single and Two-Unit Residential
Townhouse Residential
Multi-Unit, Low-Rise Residential (up to 4 storeys)
Multi-Unit, High-Rise Residential (5+ storeys)
Parks and Open Space
Industrial
Commercial Mixed-Use
Institutional
DND Federal Land
English Inn Mixed-Use
Esquimalt Town Square













 

Standing Stone Developments 1920-10020 101A Ave NW, Edmonton AB T5J 3G2 1 | P a g e  

 

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: 

















 

 

 

 

 

 

 

 
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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                                                                                                                - Bicycle parking secured: 120

- Handicapped Stalls: 3

- Carshare: 1

  through improvements: 6+

- Off-site stalls along Constance Avenue 

- Secure stalls proposed total: 84 (incl. 6 visitors)

Parking

- Common Amenity Social

- Common Amenity Excercise

- Lobby

4,095 sqft available within density for:

Amenity Space

Total Homes proposed: 84

6x Studios, 350sf

14 1BR, 480sf 

15x 1BR+Tech/Den, 550sf

43 Family Homes 2BR, 700-750sf

6 x Family Homes 3BR, 950sf 

Mix of Homes

storeys total

Storeys: Terraced, 6-10 above adjacent ground, 12 

Building Height: 116' above Grade

Building Height: 108' above Admirals Ave

FSR: 2.58

FSR Area: 53,739 sf

Lot coverage proposed: 63%

Site: 20,800sf

Project Data

CONTEXT MAPS

A0.02
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1 BR + TECH HOME TYPE

STUDIO HOME TYPE

2 BR HOME TYPE

3 BR HOME TYPE

 TYPES

TYPICAL HOME

A1.00

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

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

Bridge

Storage

Bathroom

Entrance
1BR + T = 1 Bedroom + Technology Space

        (-)  = Smaller than average
1 BR (+) = Larger than average
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ADDITIONAL MATERIAL

REZONING APPLICATION 5a - 
Dec 7, 20177

1

2

PRECEDENTS

COLOUR BOARD +

WOODEN SCREEN PRECEDENTS

3
CO-EXISTANCE OF MATERIALS PRECEDENTS

5
VARYING COLOUR PANELS PRECEDENT

PROJECT COLOUR BOARD

Ostrava City Gate by Kuba & Pilař Architekti

Comte Vollenweider by Aldo Amoretti

Multi Randolph

Restaurante Bossa by Rosenbaum + Casas Consistoriales de Baeza by Viar Estudio

Edificio Diagonal Barcelona by David Chipperfield

Reconstituted Oak Siding or White Wash Alternative White Metal Panel Siding

White Fiber Cement Panel or Similar Panel Eucalyptus Wood Siding or Similar

Board Form Concrete Base

Black Window Frame Galvalume Flashing

Ayre Chamberlain Gaunt

Youth Centre in Tadley by 

Kengo Kuma

Hoshinosato Annex by 

A4.05

Wood Slats (opaque cladding) Charred Wood Slats

4
WOOD SLAT FACADE / SCREENING PRECEDENTS

Wood Slats (open screening)21 3

4

5
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