
   CORPORATION OF THE TOWNSHIP OF ESQUIMALT 

  DESIGN REVIEW COMMITTEE 
AGENDA 

WEDNESDAY, MARCH 14, 2018 
3:00 P.M.  

ESQUIMALT COUNCIL CHAMBERS 

MEMBERS:         Roger Wheelock Chair Wendy Kay 
        Ally Dewji Graeme Verhulst 
        Bev Windjack  Jill Singleton   
        Robert Schindelka    Cst. Rae Robirtis 

STAFF: Bill Brown, Director of Development Services 
Pearl Barnard, Recording Secretary 

COUNCIL LIAISONS:  Councillor Beth Burton-Krahn 
Councillor Tim Morrison 

I. CALL TO ORDER 

II. LATE ITEMS

III. ADOPTION OF AGENDA

IV. ADOPTION OF MINUTES – February 14, 2018

V. STAFF REPORT

REZONING APPLICATION
638 Constance Avenue
[PID 000-546-437  Lot B (DD 237133I), of Lots 79 and 89, Suburban Lot 44, Esquimalt
District, Plan 2854]
640 Constance Avenue
[PID 000-380-911 Amended Lot 88 (DD 208442I), of Suburban Lot 44, Esquimalt District,
Plan 2854]
and 637 Nelson Street
[PID 006-386-466 Lot D (DD367731-I), Suburban Lot 44, Esquimalt District, Plan 2854]

PURPOSE OF APPLICATION:

The applicant is requesting a change in Zoning from the current RM-1 [Multiple Family
Residential] to a Comprehensive Development District zone [CD]. This change is required to
accommodate the proposed 6 storey, 77 unit, multiple family residential building including a
61 space parking garage.

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 6 storey, 77 unit, multiple family residential building,
which would be considered by both the Design Review Committee and Council in the future.

Evaluation of this application should focus on the proposed siting, height, mass,
density, lot coverage, usable open space, parking, fit with the neighbourhood, and
consistency with the overall direction contained within the Official Community Plan.
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RECOMMENDATION: 

The Esquimalt Design Review Committee recommends that the application for Rezoning, 
authorizing a 20.5 metre [6 storeys], 77 unit, multiple family residential building sited in 
accordance with the BCLS Site Plan provided by J.E. Anderson and Associates Surveyors-
Engineers, stamped “Received January 18, 2018”, and incorporating height and massing 
consistent with the architectural plans provided by Praxis Architects Inc., stamped “Received 
January 16, 2018”, detailing the development proposed to be located at 638 Constance 
Avenue [PID 000-546-437  Lot B (DD 237133I), of Lots 79 and 89, Suburban Lot 44, 
Esquimalt District, Plan 2854], 640 Constance Avenue [PID 000-380-911 Amended Lot 88 
(DD 208442I), of Suburban Lot 44, Esquimalt District, Plan 2854], and 637 Nelson Street [PID 
006-386-466 Lot D (DD367731-I), Suburban Lot 44, Esquimalt District, Plan 2854] be 
forwarded to Council with a recommendation to either approve, approve with conditions, 
or deny the application including reasons for the chosen recommendation. 

VI. NEXT REGULAR MEETING

April 11, 2018

VII. ADJOURNMENT



CORPORATION OF THE TOWNSHIP OF ESQUIMALT 

 ADVISORY DESIGN REVIEW COMMITTEE 
 MINUTES OF FEBRUARY 14, 2018 
ESQUIMALT COUNCIL CHAMBERS 

PRESENT:  Roger Wheelock, Chair Ally Dewji  
Graeme Verhulst Jill Singleton 
Bev Windjack Robert Schindelka 
Cst. Rae Robirtis  

ABSENT: Wendy Kay 

STAFF: Bill Brown, Director of Development Services, Staff Liaison 
Alex Tang, Planner  
Pearl Barnard, Recording Secretary 

COUNCIL LIAISONS: Councillor Beth Burton-Krahn 
 

I. CALL TO ORDER 

The Chair called the meeting to order at 3:01 p.m. 

II. ELECTION OF CHAIR

Nominations were called for and Ally Dewji nominated Roger Wheelock.  Roger Wheelock was
elected by acclamation as Chair for the year 2018.

III. ELECTION OF VICE CHAIR

Nominations were called for and Roger Wheelock nominated Ally Dewji.  Ally Dewji was elected
by acclamation as Vice Chair for the year 2018.

IV. LATE ITEMS

There were no late items.

V. APPROVAL OF AGENDA

Moved by Graeme Verhulst and seconded by Robert Schindelka: That the agenda be approved
as circulated.  Carried Unanimously.

VI. ADOPTION OF MINUTES – December 13, 2017

Moved by Ally Dewji, seconded by Bev Windjack: That the minutes of December 13, 2017 be
adopted as circulated.  Carried Unanimously.

VII. STAFF REPORTS

1) OFFICIAL COMMUNITY PLAN AMENDMENT and REZONING APPLICATION
833 Dunsmuir Road and 835 Dunsmuir Road

Staff outlined that the applicant is requesting a change in Official Community Plan Land Use
Designation from the current designation of “Multi-Unit, Low-Rise Residential” to “Multi-Unit,
High-Rise Residential” and a change in zoning from the current mix of RD-3 [Two Family/
Single Family Residential] zone and RM-4 [Multiple Family Residential] to a Comprehensive
Development District zone [CD], to accommodate the proposed 5 storey, 34 unit, multiple
family residential building.
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Heather Spinney, Praxis Architects Inc., Jordan Mann, Owner and Jim Partlow, Lombard 
North Group Inc. were in attendance. Heather Spinney gave a PowerPoint presentation 
detailing the site plan and an overview of the building design, elevations and materials for 
the project.  Ms. Spinney outlined that the proposal is for a 34 unit market residential 
building with a mix of one and two bedroom units, and that there will be 35 parking spaces 
and 6 bike racks for the project. Jim Partlow gave an overview of the landscape features. 

Committee comments included (response in italics):  

 proposed development was appropriate for the site
 massing of the upper floor is appropriate
 Community Consultation held for the project? Ms. Spinney advised that they had held a

meeting in early December, with some concerns expressed about street parking.
 usefulness of the amenity open space was questioned
 street parking is lost when layby space along Garrett Place is not being used
 colour selection is aesthetically appealing
 Future implications if the OCP amendment is approved to allow High-Rise Residential?

Staff advised that height in the OCP are guidelines and not regulations, and that an OCP
amendment might not be required.

 Why is vehicle access off Dunsmuir Road and not Garrett Road?  Ms. Spinney advised
that having access off Garrett Road would have been undesirable due to elevation.

RECOMMENDATION: 

Moved by Graeme Verhulst seconded by Jill Singleton:  That the Esquimalt Design Review 
Committee recommends that the application for Official Community Plan Amendment and 
Rezoning, authorizing a 18 metre [5 storeys], 34 unit, multiple family residential building 
sited in accordance with the BCLS Site Plan provided by J.E. Anderson and Associates 
Surveyors-Engineers, stamped “Received January 18, 2018”, and incorporating height and 
massing consistent with the architectural plans provided by Praxis Architects Inc., stamped 
“Received February 7, 2018”, detailing the development proposed to be located at 833 
Dunsmuir Road and 835 Dunsmuir Road  be forwarded to Council with a 
recommendation for approval as the proposed development is appropriate for the 
site.  Carried Unanimously. 

2) OFFICIAL COMMUNITY PLAN AMENDMENT and REZONING APPLICATION
838 Admirals Road and 842 Admirals Road

Staff outlined that the applicant is requesting a change in Official Community Plan Land Use
Designation from the current designation of “Townhouse Residential” to “Multi-Unit, Low-
Rise Residential” and a change in zoning from the current mix of CD-75 [Comprehensive
Development District] zone and RD-3 [Two Family/Single Family Residential] to a
Comprehensive Development District zone [CD], to accommodate the proposed 4 storey, 30
unit, multiple family residential building.

Heather Spinney, Praxis Architects Inc. gave a PowerPoint presentation detailing the site
plan and an overview of the building design, elevations and materials for the project.  Ms.
Spinney outlined that the proposal is for a 30 unit residential rental building with a mix of
1bedroom, 1 bedroom + den and 2 bedroom units. On site parking will include 28 parking
spaces and 34 spots for bike parking. The existing oak tree will be removed and
improvements will be done to the streetscape. Jim Partlow, Lombard North Group Inc. gave
an overview of the landscape features.
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Committee comments included (response in italics):   
 

 Why are the balconies so small they might not be useful?  Ms. Spinney advised that it 
was a conscious decision to keep them to a minimum so that they would not be used as 
storage. 

 Common space on the parking level might not get used since it is a busy intersection.  
Ms. Spinney advised that there would be a landscape buffer that will help make sure it 
feels more enclosed than exposed. 

 pronounced corner design feature appreciated as it is on a main intersection 
 proposed building is appropriate for the location, articulation of the massing is 

appropriate; it is not a box and has some articulation around it   
 Concerns with the exposed parking wall being a place for graffiti in the future. Ms. 

Spinney advised that some fairly tall shrubs will be planted so it won’t be an exposed 
wall.  Member then commented that it would be great to see something more than just 
blank concrete.   

 Consider moving entrance off Naden Street instead of Colville Road since that would be 
where people are being dropped off.  Ms. Spinney responded that from a circulation point 
of view, it would be very difficult for the entry to be on Naden Street. 

 Concern re removal of Garry Oak tree  
 Star magnolias and dogwood are in the back and not as exposed, review landscape plan 

to add some brightness and cheerfulness 
 Bike storage is quite far from the front door, consider relocating to make it convenient for 

the residents. 
 
RECOMMENDATION: 

 
Moved by Robert Schindelka seconded by Bev Windjack:  That the Esquimalt Design 
Review Committee recommends that the application for Official Community Plan 
Amendment and Rezoning, authorizing a 15.4 metre [4 storeys], 30 unit, multiple family 
residential building sited in accordance with the BCLS Site Plan provided by J.E. Anderson 
and Associates Surveyors-Engineers, stamped “Received January 18, 2018”, and 
incorporating height and massing consistent with the architectural plans provided by Praxis 
Architects Inc., stamped “Received February 8, 2018”, detailing the development proposed 
to be located at 838 Admirals Road and 842 Admirals Road be forwarded to Council with 
a recommendation for approval as the proposed development conforms to the 
requirements and is compatible with the neighbourhood.  Carried Unanimously. 
 

Bev Windjack declared a conflict of interest in the next two items since her firm is involved in the 
project. 

 
3) DEVELOPMENT PERMIT APPLICATION 

“REVIEW OF DESIGN REVISIONS FOR THE CORE AREA WASTEWATER TREATMENT 
PLANT AT MCLOUGHLIN POINT” 
337 Victoria View Road  
 
Staff outlined that the purpose of this application is to review the proposed amendments to 
DP000077 to ensure that the proposed changes will enhance the existing approved 
development. 
 

In attendance for this portion of the meeting were: 
 

Harbour Resource Partnership - Jim Mann, Peter Gawlick, Jeremy Klarenbach 
 

Capital Regional District Project Board - Don Fairbairn, Elizabeth Scott, Jacqueline Weston,                  
Derek Steinke, Ken Madill   
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Jim Mann gave a PowerPoint presentation and outlined the proposed changes to the design 
of the Wastewater Treatment Plant, including: 
 Dissolved Air Floatation (DAF) unit removed 
 green roof expanded 
 landscaped area under the extended green roof converted to bicycle parking 
 second floor of Operations and Maintenance building raised to accommodate more 

clearance in the drive aisle 
 translucent panels on the upper east elevation removed and translucent panels added to 

the odour control room 
 cladding on top stairwell at tertiary treatment plant revised to a dark metal cladding 

 
Committee comments included (response in italics):  
 

 Will the piping be more visible with the removal of the DAF and whether the piping would 
be stainless or painted?  Proponents advised that the piping will be more visible and that 
all the processing piping above grade will be stainless steel.   

 changes are in line with the original design and intent 
 Will the tsunami walls facing south have a coating implemented on the concrete to 

prevent graffiti? Mr. Mann advised that there would be anti-graffiti coating on all the 
vertical surfaces. 

 removal of the DAF structure has improved the design  
 there should be a public walkway along the waterfront 

 
RECOMMENDATION: 

 
Moved by Jill Singleton seconded by Robert Schindelka:  That the Esquimalt Design Review 
Committee recommends that the application to amend Development Permit DP000077 for 
the Core Area Waste Water Treatment Plant be forwarded to Council with a 
recommendation for approval as the proposed changes are refinements to the 
existing concept and are consistent with the aims of the project and the setting.  
Carried.    

 
4) DEVELOPMENT PERMIT APPLICATION 

“PROPOSED MACAULAY POINT PUMP STATION” 
330 View Point Road  
 
Staff outlined that the application is for a sewage pump station at Macaulay Point and that 
the proposed pump station would replace the facility that is currently on the site.  

 
Derek Steinke, Kenaidan Contracting Ltd. Stephane Laroye, Architect and Bev Windjack, 
LADR Landscape Architects were in attendance. Derek Steinke gave a PowerPoint 
presentation detailing the site plan and an overview of the building design, massing, 
elevations and materials for the project, green roof planting and screening from the public 
pathway with plantings. The green roof will drain to a rain garden before draining into the 
stormwater management system. Bev Windjack gave an overview of the landscape features 
and storm water management plan.  

 
Committee comments included (response in italics):  
 

 nice combination of formal architecture and organic landscape  
 plantings add colour and vibrancy to the project and also respect the natural environment 
 the building was being incorporated into the lesser utilized part of the pathway, to add an 

amenity for the Community in this location  
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 Vehicle parking screening?  Ms. Windjack advised the area would be screened with high 
vegetation; trees and higher shrubs would be planted to screen the vehicles as well as 
the pump station. 

 the project embraces almost every aspect of green design 
 Is there anything of archaeological significance present on the site?  Ms. Windjack 

advised that they are not aware of any. 
 

Ally Dewji left the meeting at 4:45 pm. 
 

RECOMMENDATION: 
 

Moved by Robert Schindelka seconded by Jill Singleton:  That the Esquimalt Design Review 
Committee recommends that the application for a development permit for the Macaulay 
Point Pump Station be forwarded to Council with a recommendation for approval as 
the proposed site design is a fine example that will hopefully set a precedent for 
future projects.   Carried Unanimously. 

 
VIII. NEXT REGULAR MEETING 
 

Wednesday, March 14, 2018 
 
IX. ADJOURNMENT 
 

The meeting adjourned at 4:55 p.m. 
 

           CERTIFIED CORRECT 
 
 
 

 
_____________________________________   _______________________ 
CHAIR, DESIGN REVIEW COMMITTEE                      ANJA NURVO,  
THIS 14th DAY OF MARCH, 2018                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: March 14, 2018 
 

STAFF REPORT 
 
DATE: 
 

March 9, 2018  

TO: 
 

Chair and Members of the Design Review Committee 

FROM: 
 

Alex Tang, Planner 
Bill Brown, Director of Development Services 
 

SUBJECT: 
 

REZONING APPLICATION 
638 Constance Avenue 
[PID 000-546-437  Lot B (DD 237133I), of Lots 79 and 89, Suburban Lot 44, 
Esquimalt District, Plan 2854] 
640 Constance Avenue 
[PID 000-380-911 Amended Lot 88 (DD 208442I), of Suburban Lot 44, 
Esquimalt District, Plan 2854] 
and 637 Nelson Street 
[PID 006-386-466 Lot D (DD367731-I), Suburban Lot 44, Esquimalt 
District, Plan 2854] 
 

 
RECOMMENDATION: 
 
The Esquimalt Design Review Committee recommends that the application for Rezoning, 
authorizing a 20.5 metre [6 storeys], 77 unit, multiple family residential building sited in 
accordance with the BCLS Site Plan provided by J.E. Anderson and Associates Surveyors-
Engineers, stamped “Received January 18, 2018”, and incorporating height and massing 
consistent with the architectural plans provided by Praxis Architects Inc., stamped “Received 
January 16, 2018”, detailing the development proposed to be located at 638 Constance Avenue 
[PID 000-546-437  Lot B (DD 237133I), of Lots 79 and 89, Suburban Lot 44, Esquimalt District, 
Plan 2854], 640 Constance Avenue [PID 000-380-911 Amended Lot 88 (DD 208442I), of 
Suburban Lot 44, Esquimalt District, Plan 2854], and 637 Nelson Street [PID 006-386-466 Lot D 
(DD367731-I), Suburban Lot 44, Esquimalt District, Plan 2854] 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 RM-1 [Multiple Family 
Residential] to a Comprehensive Development District zone [CD]. This change is required to 
accommodate the proposed 6 storey, 77 unit, multiple family residential building including a 61 
space parking garage. 
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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 6 storey, 77 unit, multiple family residential building, 
which would be considered by both the Design Review Committee and Council in the future. 
 
Evaluation of this application should focus on the proposed siting, height, mass, density, 
lot coverage, usable open space, parking, fit with the neighbourhood, and consistency 
with the overall direction contained within the Official Community Plan. 
 
Context 
 
Applicant: Praxis Architects Inc. [Heather Spinney] 
 
Owner:  Constance Apartments Inc. No. BC1128254 
 
Property Size:   Metric:   2840 m2      Imperial:  30569 ft2 
 
Existing Land Use:  Single Family Residential 
 
Surrounding Land Uses: 
North:    DND Federal Land 
South:   Single Family Residential 
West:  Multiple Family Residential [4 storeys] 
East:  Multiple Family Residential [3 storeys] 
 
Existing OCP Designation: Multi-Unit, High-Rise Residential 
 
Existing Zoning: RM-1 [Multiple Family Residential] 
 
Proposed Zoning: CD [Comprehensive Development District] 
 
Zoning 
 
Density, Lot Coverage, Height and Setbacks:  The following chart compares the floor area 
ratios, lot coverage, setbacks, height and usable open space of this proposal with the 
requirements of the RM-5 [Multiple Family Residential Zone]: 
 
 Proposed Comprehensive  

Development Zone [Apartment  
with 30 Residential Units] 

RM-5 
[Multiple Residential – 

High Density] 
Floor Area Ratio 1.57 1.5 

Lot Coverage 39% 
 

30%/ 25% [above 2nd] 

Setbacks 
• Front 
• Rear 
• Interior Side [North] 
• Interior Side [South] 

 
5.9 m 
6.4 m 
5.0 m 
7.0 m 

 
7.5 m 
7.5 m 
7.5 m 
7.5 m 

Building Height 20.5 m [6 storeys] 20 m 
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Off Street Parking 61 spaces [0.80/unit] 101 spaces [1.3/unit] 

Usable Open Space 870 m2 

[30.6%] 
213 m2 

[7.5%] 

Bicycle Parking 116 resident + 6 visitor 116 resident + 6 visitor 

 
The Floor Area Ratio of this proposal is 1.57, which is comparable to the allowable amount of 
1.5 in the RM-5 [Multiple Family Residential]. The Lot Coverage measures 39% of the site while 
allowing for substantial 870 m2 [30.6%] of usable open space.  The principal building is set back 
slightly less than the RM-5 requirements on all sides.  The proposed height of the building is 
20.5 metres, which is slightly higher than the allowed 20.0 metres in a RM-5 zone. 
 
Parking Bylaw, 1992, No. 2011 requires 1.3 parking spaces per unit to be provided for multiple 
family developments.  This proposal incorporates 61 residential parking spaces within the 
structure which equates to 0.80 parking spaces per unit.  The subject property has a Walk 
Score of 72 which is considered ‘Very Walkable’.  This property is served by transit routes 25 
and 46 along Admirals Road and by routes 15 and 26 along Esquimalt Road, which is 150 
metres to the south.  As this development is planned to be a purpose-built rental residential 
building, the demand for parking is decreased to 61 parking spaces according to Watt 
Consulting Group in their parking study. 
 
Official Community Plan 
 
This proposed development is consistent with the current Land Use Designation of “Multi-Unit, 
High-Rise Residential”.  This proposal is for a 6 storey, 77 unit apartment building with a Floor 
Area Ratio of 1.57 while the Land Use Designation of “Multi-Unit, High-Rise Residential” 
accepts buildings up to 12 storeys with a Floor Area Ratio of up to 3.0. 
 
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 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.  
 

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. 
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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 a 77 unit residential building is consistent with many policies contained in this 
section while it is unclear at this time whether it is consistent with the following policy as no units 
are explicitly proposed to be constructed to accessibility standards: 
 

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. 

 
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. 
 
This proposed building sets back at the fourth storey for only a small portion of the Principal 
Building above the main entrance and is hence inconsistent with this policy. 
 
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, 
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 and parking 
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 majority of 
the areas with shadows casted by this development onto adjacent properties is parking 
areas of adjacent apartment buildings. 
 
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 front. 
 
The massing of the proposed building sets back at the fourth storey for only a small 
portion of the Principal Building above the main entrance and is hence inconsistent with 
this policy. 
 
Section 9.3.5(f) states that underground parking will be provided for any multi-unit 
residential building exceeding four storeys. 
 
This proposal for a 6 storey residential building provides one level of underground parking. 
 

 
Green Building Features 
 
The applicant has completed the Esquimalt Green Building Checklist [attached]. 
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Comments From Other Departments  
 
The plans for this proposal were circulated to other departments and the following comments 
were received: 
 
Building Inspection:  Building to be constructed to requirements of BC Building Code 2012 
and Municipal Building Code Bylaw, 2002, No. 2538.  Applicant must address all issues 
contained within the Township Development Protocol should application be approved. Plans will 
be reviewed for compliance with BC Building Code upon submission of a Building Permit 
application. 
 
Engineering Services:  Engineering staff have completed a preliminary evaluation of Works 
and Services that would be required for the proposed 77 unit multiple family residential building.  
Staff confirms that the design appears achievable on the site and that appropriate works and 
services are available in the immediate area.  If approved, the development must be serviced in 
accordance with bylaw requirements including, but not limited to, new sewer and drain 
connections, underground hydro, telephone and cable services and new road works may be 
required up to the centre line of Constance Avenue and Nelson Street. 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: Parks staff has completed a preliminary review of the proposed on-site and 
off-site landscaping and commented that the landscape plan looks appropriate. 
 
Fire Services: Fire Services staff has completed a preliminary review of the proposed plans 
and recommended an upgrade of the water main along the full length of Constance Avenue. 
 
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 (328ft) of the subject property.  Two signs 
indicating that the property is under consideration for a change Zoning have been installed on 
the Constance Avenue frontage while two signs have been installed on the Nelson Street 
frontage.  These signs would be updated to include the date, time, and location of the Public 
Hearing. 
 

ALTERNATIVES: 
 

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

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

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

including reasons for the recommendation. 
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g) The Township is not supportive of new applications for infill housing, including 
rezoning and subdivision for panhandle lots in the 1100 and 1200 blocks of Old 
Esquimalt Road and the 600 block of Fernhill Road.  

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 
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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; 

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. 
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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 adjoining 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. 

m) 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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